CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

All meetings are held in the City Council Chambers
East Side of Monte Verde Street
Between Ocean and 7th Avenues

Jordan Chroman, Erik Dyar, Esther Goodhue, Karyl
Hall, Kathy Pomeroy

REGULAR MEETING
Monday, October 16, 2023

TOURTIME 2:45 PM
MEETING 4:00 PM

THIS MEETING WILL BE HELD VIATELECONFERENCE AND IN PERSON AT CITY
HALL. The public is welcome to attend the meeting in person or remotely via Zoom;
however, the meeting will proceed as normal even if there are technical difficulties
accessing Zoom. The City will do its best to resolve any technical issues as quickly as
possible.

To attend in person, visit the City Council Chambers at City Hall located on Monte Verde
Street between Ocean and Seventh Avenues. To view or listen to the meeting remotely,
you may access the YouTube Live Stream at:
https://Iwww.youtube.com/@CityofCarmelbytheSea/streams, or use the link below to
view or listen to the meeting via Zoom teleconference:

https://ci-carmel-ca-us.zoom.us/j/889912639227?
pwd=TFVQTUFVMjA5c112STdDQU94V1I0UT09. To listen to the Zoom meeting via
telephone, dial +1 312 626 6799. Meeting ID: 889 9126 3922. Passcode: 930 359.

HOW TO OFFER PUBLIC COMMENT: Public comment may be given in person at the
meeting, or using the Zoom teleconference module, provided that there is access to
Zoom during the meeting. Zoom comments will be taken after the in-person comments.
The public can also email comments to mwaffle@ci.carmel.ca.us. Comments must be
received 2 hours before the meeting in order to be provided to the legislative body.
Comments received after that time and up to the beginning of the meeting will be made
part of the record.

CALL TO ORDERAND ROLL CALL -TOUR
TOUR OF INSPECTION

The Historic Resources Board will meet and convene the public hearing at the first location listed below on the Tour
of Inspection. The public is welcome to join the Board on its tour. The tour is intended only to give the Board an
opportunity to view project sites scheduled for a public hearing later that day. No deliberations on the merits of
projects will take place during the Tour of Inspection. Following completion of the tour, the Board will recess and



return to the Council Chambers to reconvene the public hearing at 4:00 p.m., or as soon thereafter as possible.

A. DR 23-164 (Laub Trust) - Northeast Corner of Ocean Avenue and Dolores Street
B. DR 23-233 (128 S Canon, LLC) - Ocean Avenue 2 northwest of Mission Street
C. DS 23-126 (Barnes) - Santa Fe Street 3 southwest of 2nd Avenue

D. DS 23-160 (Lutz) - Santa Fe Street 4 northwest of 6th Avenue

CALL TO ORDERAND ROLL CALL - CHAMBERS
PLEDGE OF ALLEGIANCE
PUBLIC APPEARANCES

Members of the public are entitled to speak on matters of municipal concern not on the agenda during Public
Appearances. Each person's comments shall be limited to 3 minutes, or as otherwise established by the Chair.
Matters not appearing on the agenda will not receive action at this meeting and may be referred to staff. Persons
are not required to provide their names, and it is helpful for speakers to state their names so they may be identified
in the minutes of the meeting.

ANNOUNCEMENTS
CONSENT AGENDA

Items on the consent agenda are routine in nature and do not require discussion or independent
action. Members of the Board or the public may ask that any items be considered individually for
purposes of Board discussion and/ or for public comment. Unless that is done, one motion may
be used to adopt all recommended actions.

1. DR 23-233 (128 S Canon, LLC): Consideration of a Track 1 Design Review referral,
DR 23-233 (128 S Canon, LLC), for storefront modifications to an existing non-
historic building location on Ocean Avenue 2 northwest of Mission Street in the
Central Commercial (CC) District and Downtown Conservation (DC) District Overlay.
APN: 010-113-007-000.

2. DR 23-164 (Laub Trust): Consideration of a Determination of Consistency with the
Secretary of the Interior's Standards for Design Review application DR 23-164 (Laub
Trust) to repair existing stucco, repaint the entire building in a new color scheme, and
install one storefront awning on the Ocean Avenue frontage located at the northeast
corner of Ocean Avenue and Dolores Street in the Central Commercial (CC) District
and Downtown Conservation (DC) District. APN 010-134-009-000

PUBLIC HEARINGS

3. DS 23-201 (Vais): Consideration of a Determination of Consistency with the
Secretary of the Interior's Standards for Design Study application, DS 23-201 (Vais),
for alterations, and site modifications, to the historic "Louis Ralston House" located on
Lincoln Street 4 northwest of Santa Lucia in the Single-Family Residential (R-1)
Zoning District. APN: 010-173-006-000. (NO ACTION REQUIRED.)

4. DS 23-160 (Lutz): Request for reconsideration of a Determination of Consistency
with the Secretary of the Interior's Standards made by the Historic Resources Board
on September 18, 2023 for Design Study application, DS 23-160 (Lutz), for
additions, alterations, and site modifications including a kitchen addition, bedroom
addition, and new detached garage in the front setback at the historic "Elizabeth F.



Armstrong House," and a request to add the historic resource to the Carmel Register
and creation of a design nonconformity (reduced composite side yard setback)
located on Santa Fe Street 4 northwest of 6th Avenue in the Single-Family Residential
(R-1) District. APN: 010-092-005-000.

5. DS 23-126 (Barnes): Consideration of adding the historic “G.H. Phillips House” to
the Carmel Register of Historic Resources, granting the creation of a design
nonconformity, and issuing a Determination of Consistency with the Secretary of the
Interior's Standards for the Treatment of Historic Properties for Design Study
application DS 23-126 (Barnes) for additions, alterations, and site modifications,
including a 333-square-foot addition to the rear (west) elevation and a new 185-
square-foot rear deck located on Santa Fe Street 3 southwest of 2nd Avenue in the
Single-Family Residential (R-1) Zoning District. APN 010-102-003-000.

DIRECTOR'S REPORT
FUTURE AGENDAITEMS
6. Next Regular Meeting: November 20, 2023

ADJOURNMENT
CORRESPONDENCE

7. PUBLIC CORRESPONDENCE: Items associated with Public Hearings and/or
other items appearing on the agenda

8. PUBLIC CORRESPONDENCE: Additional items not associated with Public
Hearings and/or other items on the agenda

This agenda was posted at City Hall, Monte Verde Street between Ocean Avenue and 7th
Avenue, Harrison Memorial Library, located on the NE corner of Ocean Avenue and Lincoln
Street, the Carmel-by-the-Sea Post Office, 5th Avenue between Dolores Street and San Carlos
Street, and the City's webpagehttp://www.ci.carmel.ca.us in accordance with applicable legal
requirements.

SUPPLEMENTAL MATERIAL RECEIVED AFTER THE POSTING OF THE AGENDA
Any supplemental writings or documents distributed to a majority of the Historic Resources
Board regarding any item on this agenda, received after the posting of the agenda will be
available at City Hall located on Monte Verde Street between Ocean and Seventh Avenues
during regular business hours.

SPECIAL NOTICES TO PUBLIC

In compliance with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the City Clerk's Office at 831-620-2000 at least 48
hours prior to the meeting to ensure that reasonable arrangements can be made to provide
accessibility to the meeting (28CFR 35.102-35.104 ADA Title II).



CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

October 16, 2023
CONSENT AGENDA

TO: Historic Resources Board Commissioners
SUBMITTED BY: Evan Kort, Associate Planner

DR 23-233 (128 S Canon, LLC): Consideration of a Track 1 Design Review referral, DR 23-233 (128 S Canon,
LLC), for storefront modifications to an existing non-historic building location on Ocean Avenue 2 northwest of Mission

SUBJECT: Street in the Central Commercial (CC) District and Downtown Conservation (DC) District Overlay. APN: 010-113-007-
000.

RECOMMENDATION:

Staff recommends the Historic Resources Board adopt a resolution (Attachment 1) finding the facade modifications to an existing non-
historic building location on Ocean Avenue 2 northwest of Mission Street in the Central Commercial (CC) District and Downtown
Conservation District (DC) Overlay consistent with the established design context of the Downtown Conservation District; APN: 010-113-
007.

BACKGROUND/SUMMARY:

Executive Summary:

The applicant is requesting the approval of storefront modifications to an existing non-historic building located on Ocean Avenue 2
northwest of Mission Street. While the site is not designated as a Historic Resource, the storefront is located with the Downtown
Conservation District and therefore required to be reviewed by the Historic Resources Board.

Background and Project Description:

The project site is located at Ocean Avenue 2 northwest of Mission Street. The site is a double frontage lot with frontages on Ocean
Avenue as well as 6th Avenue, however, the proposed alterations are only proposed for the Ocean Avenue frontage. According to the
associated historic evaluation for the property (HE 19-265) the date of construction of the building is unknown. A Determination of
Ineligibility for listing on the local inventory of historic resources was issued on August 7, 2019 with the findings that the building has
substantially lost integrity, the property has no association with important events, people or architecture listed in the Historic Context
Statement, and the building does not relate to themes or property types listed in the Historic Context Statement.

The applicant submitted a Design Review Application (DR 23-233) for modifications to the exterior storefront on the Ocean Avenue
frontage. The modifications include replacement of non-operational second floor wood windows in-kind (to match exactly), and the addition
of a Peacock tile mosaic and 18" x 18" tile accents over 2 doors. A previously approved tile wainscot (DR 20-081) that has yet to be
installed and will replace an existing stone wainscot is proposed to have the design and finish of the tiling changed to match the peacock
mosaic (the project plans note this change was approved on July 14, 2023, however, no approvals have been granted for this change. It is
unclear why this note has been included).

While the building is not a designated Historic Resource the project is required to be evaluated by the Historic Resources Board pursuant
to CMC 17.20.280.B due to the project'’s location within the Downtown Conservation District.
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Figure 1. Boundary of Downtown Conservation District from CMC 17.20.280.
Subject property highlighted for reference (located within Block 70).

Staff has reviewed the project for consistency with the Commercial Design Guidelines and has found the project to be consistent with the
guidelines. The Historic Resources Board review is limited to advising the decision-making body, in this case, the Director, on (1) the
project’s consistency with the established design context of Ocean Avenue and the surrounding commercial area, and (2) identifying any
potential impacts on nearby historic resources.

The proposed peacock mural may be considered a display of public art. The city maintains a policy on public art (Policy C97-01) that
includes procedures for evaluating art in public view on private property. However, the policy appears to be outdated as it references both a
commission and sub-committee which have been disbanded. No other Board or Commission has been granted the duty, responsibility, or
authority to consider public art on private property (similar to the procedures outlined in Policy C97-01) that is outlined in the municipal code.

In the absence of a policy or procedure, staff recommends the mural be processed consistent with standard procedures for a Design
Review Application that includes review by the Historic Resources Board for alterations to buildings located within the Downtown
Conservation District followed by final action by either the Director or Planning Commission, as appropriate.

Staff Analysis:

Per CMC 17.20.280.B “Projects affecting properties determined not to be historic shall require a review and recommendation from the
Historic Resources Board prior to review and final action by the Planning Commission or the Planning Director. The purpose of this review
shall be limited to advising the decision-making body on (1) the project’s consistency with the established design context of Ocean Avenue
and the surrounding commercial area, and (2) identifying any potential impacts on nearby historic resources. The following findings shall be
used by the Board in making its recommendations:

1. All proposed new development shall not exceed the greater of the base floor area ratio requirements identified in CMC 17.14.140 or the
existing floor area of the site.

Staff Analysis: No new floor area is proposed. This finding is not applicable to the proposed project.

2. The proposed development is consistent with the established design context of the conservation district and will not adversely affect any
historic resources on the project site or on adjacent sites.

Staff Analysis: The building located immediately adjacent to the subject property to the south is the historic Fee Building. The site is also in
close proximity to the Reardon Building and the Carmel Fire Station (though the modifications are to the Ocean Avenue frontage only and
would not be visible from the fire station), both listed as historic resources. Also in close proximity are Devendorf Park, the Goold Building,
the Doud Building, the Adam Fox Building, and the World War | Memorial Arch, all of which are also listed historic resources.
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Figure 2. Location of subject building within boundary of Conservation district identified in red.

The replacement of windows in-kind and the addition of a mosaic tile mural and tile detailing do not adversely impact the any nearby historic
resource and is consistent with the design context of the conservation district. The new windows will be visually indistinguishable from the

existing windows.

Use of tiling is supported by the Commercial Design Guidelines which states, “The use of richly detailed wood, tile, moldings, corbels,
brick, and stone, as well as landscaping, are encouraged” (bold added for emphasis). Additionally, the inclusion of tiling is used throughout
the Conservation District on both historic and non-historic buildings.

The mosaic would be a new addition to the Conservation District as to staff’'s knowledge there are no large tile mosaics within the
boundaries of the conservation district. However, art displays on, or adjacent to buildings are part of the established context of the
Conservation District including: The Carmel Shell mural, the Bill Bates mural, the Charlie Chaplin mural, and the California Del Norte mural.
While the aforementioned murals are all painted murals, the subject mural would be the first tile mural.




Figure 3. Proposed Tile Mural to be located on 2nd floor facing Ocean Avenue.

FISCAL IMPACT:

N/A

ATTACHMENTS:

Attachment 1 - Resolution
Attachment 2 - Project Plans



Attachment 1

CITY OF CARMEL-BY-THE-SEA HISTORIC RESOURCES BOARD
HISTORIC RESOURCES BOARD RESOLUTION NO. 2023-xxx-HRB

A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-SEA FINDING
THE FACADE MODIFICATIONS TO AN EXISTING NON-HISTORIC BUILDING LOCATION ON OCEAN
AVENUE 2 NORTHWEST OF MISSION STREET IN THE CENTRAL COMMERCIAL (CC) DISTRICT AND

DOWNTOWN CONSERVATION DISTRICT (DC) OVERLAY CONSISTENT WITH THE ESTABLISHED DESIGN

CONTEXT OF THE DOWNTOWN CONSERVATION DISTRICT; APN: 010-113-007.

WHEREAS, on August 18, 2023, Thomas Hood (“Applicant”) submitted an application on behalf of
128 S Canon LLC (“Owner”) requesting approval of Track 1 Design Review application DR 23-233 (128 S
Canon LLC) described herein as (“Application”); and

WHEREAS, the subject site is located at Ocean Avenue 2 northwest of Mission Street in the Central
Commercial (CC) District and Downtown Conservation (DC) District Overlay; and

WHEREAS, the applicant is proposing storefront modifications to the Ocean Avenue fagade including
replacing the front door within the existing opening with mullions that will match the existing windows
on either side of the opening, the addition of wall-mounted exterior lighting, painting the exterior of the
building, and right-of-way improvements; and

WHEREAS, both historic and non-historic projects in the Downtown Conservation District require
review by the Historic Resources Board; and

WHEREAS, the project site is not on the historic inventory and a determination of ineligibly for listing
on the local inventory was issued on August 7, 2019; and

WHEREAS, pursuant to CMC 17.20.280.B, “Projects affecting properties determined not to be
historic shall require a review and recommendation from the Historic Resources Board prior to review
and final action by the Planning Commission or the Planning Director. The purpose of this review shall be
limited to advising the decision-making body on (1) the project’s consistency with the established design
context of Ocean Avenue and the surrounding commercial area, and (2) identifying any potential
impacts on nearby historic resources”; and

WHEREAS, the Board’s recommendation on the consistency of the project with the Downtown
Conservation District does not constitute a project approval and must be considered by the Planning
Director prior to taking final action as outlined in CMC 17.20.280.B; and

WHEREAS, on October 6, 2023, a notice of the public hearing scheduled for September 18, 2023,
was published in the Carmel Pine Cone in compliance with State law (California Government Code



Attachment 1

65091) and mailed to owners of real property within a 300-foot radius of the project, indicating the date
and time of the public hearing; and

WHEREAS, on or before October 6, 2023, the Applicant posted the public notice on the project site
and hand-delivered a copy of the public notice to each property within a 100-foot radius of the
project site indicating the date and time of the public hearing; and

WHEREAS, on or before October 6, 2023, notice of the public hearing was mailed by the City to each
property owner within a 300-foot radius of the project site indicating the date and time of the public
hearing; and

WHEREAS, on October 16, 2023, the Historic Resources Board held a public hearing to receive public
testimony regarding the Track 1 Design Study, including without limitation, information provided to the
Historic Resources Board by City staff and through public testimony on the application; and

WHEREAS, this Resolution and its findings are made based upon evidence presented to the Board at
the hearing including, without limitation, the staff report and attachments submitted by the Community
Planning and Building Department; and

WHEREAS, the Historic Resources Board did hear and consider all said reports, attachments,
recommendations and testimony herein above set forth and used their independent judgment to
evaluate the project; and

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§ 21000, et
seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000, et seq., the
“CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that certain projects be
reviewed for environmental impacts and that environmental documents be prepared; and

WHEREAS, adoption of a finding of consistency is “not a project” pursuant to section 15378 of the
CEQA Guidelines. Adoption of a finding of consistency does not grant any permits or entitlements
approving a project which would result in a direct or indirect physical change in the environment.; and

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated herein by
reference.

WHEREAS, in accordance with Carmel Municipal Code (CMC) Section 17.20.280.B, the Historic
Resources Board of the City of Carmel-by-the-Sea finds that:

1. All proposed new development will not exceed the greater of the base floor area ratio
requirements identified in CMC 17.14.140 or the existing floor area of the site, and



Attachment 1

2. The proposed development is consistent with the established design context of the conservation
district and will not adversely affect any historic resources on the project site or on adjacent
sites.

NOW THEREFORE, BE IT RESOLVED, based on the above findings and evidence, that the Historic
Resources Board of the City of Carmel-By-The-Sea does hereby recommend that the proposed faced
modification consistent with the established design context of the Downtown Conservation District for
the non-historic building located at Ocean Avenue 2 northwest of Mission Street, in general conformance

with the attached sketches and plans, all being attached hereto and incorporated herein by reference.

PASSED AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-
SEA this 16th day of October, 2023, by the following vote:

AYES:
NOES:
ABSENT:

ABSTAIN:

APPROVED: ATTEST:

Jordan Chroman Leah Young
Chair Historic Resources Board Secretary
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PROPOSED: ADD 72" X 96” HAND PAINTED TILE BY FAMOUS MEXICAN MURALIST. \

STUCCO RELIEF SURROUND. NO CHANGE FROM APPROVED COLOR.\

(E) PARAPET
120.93 +/-

2ND FLOOR
106.18
PROPOSED: 18" X 18”
TILEACCENT W/

CUSTOM COLOR TO
MATCH PEACOCK

ABOVE.

(E) 1ST FLOOR

92.37

— EXISTING
STOREFRONT.
NO CHANGE.

REV. 1: 7-14-23. WAINSCOT TILE COLOR CHANGE;
PEACOCK TILE MOSAIC; TILE OVER TWO DOORS

OCEAN AVENUE ELEVATION W/ CUSTOM COLOR DECO TILE- 7/14/2023
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REV. 1: CHANGE TILE COLOR TO MATCH THE PROPOSED CUSTOM COLOR
MALIBU TILE ILLUSTRATED ON THE OCEAN AVE. ELEVATION

REMOVE LEADER & LEADER HEAD

REMOVE DOOR & FRAVE

REMOVE LIGHT FIXTURE AND ASSOCIATED ELECTRICAL WIRING

REMOVE METAL COPING

CORE DRILL EXISTING CONCRETE WALL AS REQUIRED TO INSTALL NEW OVERFLOW SCUPPER
DEMOLISH IN-FLL FRAMING AT PREVIOUS OPENING IN EXISTING CONCRETE WALL

PAINTED STEEL BEAM SEE STRUCTURAL DRAWINGS

CUSTOM FABRICATED POWDER-COATED GALVANIZED 14 GAUGE STEEL PLANTER

PAINTED STEEL CANOPY SEE STRUCTURAL DRAWINGS

PAINTED STEEL CHANNEL FRAME SEE STRUCTURAL DRAWINGS

4 DIAMETER COPPER OVERFLOW ROOF SCUPPER WITH FLASHING SOLDERED TO SPOUT
PAINTED GALVANIZED SHEET METAL COPING

PAINTED THREE-COAT STUCCO W/ MERLEX BASEX POLYMER-MODIFIED BASE COAT AND
ANTIFRACTURE MESH. APPLY LARSEN PRODUCTS WELD.CRETE BONDING AGENT OVER EXISTING

CONCRETE WALL PER PRIOR TO HALL
HAVE A SMOOTH, STEEL-TROWELED FINISH

EQUIPMENT SCREEN: PAINTED THREE-COAT PORTLAND CEMENT PLASTER ON EXPANDED

METAL LATH OVER (2) LAYERS OF 60 MN GRADE D' BULDING PAPER STUCCO SHALL HAVE A
SMOOTH, STEEL-TROWELED FINISH

CERAMIC TILE & CAP MOLDING AS SPECIFIED

EXPANDED POLYSTYRENE (EPS) FOAM TRIM PRECOATED W/ FIBERGLASS MESH AND CEMENTITIOUS
COATING SUITABLE FOR PAINTING OR COLOR COAT

PAINTED GALVANIZED STEEL STUCCO CONTROL JOINT STOCKTON PRODUCTS M SCREED OR EQUAL

1011 6° HIGH PAINTED CAST ALUMINUM LETTERS

23
214

FIRE SPRINKLER FIRE DEPARTMENT CONNECTION
FIRE SPRINKLER MAIN DRAIN

THOMAS BATEMAN HOOD

25805 Carol Place

Carmel, California, 93923
831-652-0012

tom@t-hood.com
‘v thomasbatemanhood com

PROJECT:

ALTERATION TO:
SIGNET BUILDING
BLOCK 70, 6TH AVENUE

2 NW OF MISSION STREET
CARMEL, CA 93921

APN: 010-133-007-000

OWNER:

J.S. SIGNET, INC.
256 26th ST, SUITE 200
SANTA MONICA, CA 90402

REV: DATE ISSUED FOR-
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North Exterior Elevation of Existing Concrete Wall (After Facade Demolition)] 3
SCALE: 1/4"= 10"

SCALE: 1/4" = 10"

North Exterior Demolition Elevationr 1

PAINT NEW WOOD DOORS, WINDOWS, WOOD PANELS & WOOD STOREFRONT 1.5
PAINT STEEL CANOPY AND CHANNEL FRAVE PT5

PAINT MECHANICAL EQUIPVENT SCREENS PTL_

PAINT METAL COPINGS PT4.

WANSCOT TLE ON STHAVE SHALL BET-4.

PAINT STEEL PLANTERS PT5,

other documents prepared by the
architect for this project are
instrumentals of the architect's

servics for use solely with respect
10 this project and the architect
shall be deemed the author of
these and shall retais

all common law, statutory and
other reserved rights including the
copyright. The owner shall be
permitted to retain copies,
including reproducible copies of
the architect's drawings.
specifications and other
documents for information and
reference in connection with the
owner's usa and occupancy of the
project. The architect’s drawings,
‘specifications or other documents
shall not be used by the owmer or
others on other projects, for
additions to this project or for
completion of this project by
others except by agreement in
writing and with appropriate
compensation to the architect,
Thomas Bateman Hood, AIA.

ARCHITECTURAL STAMP:

THOMAS BATEMAN HOOD, AIA
CARMEL, CA/

DRAWING SCALE: =10

DRAWN BY:

!

DHS
DATE: 81712021
DRAWING DATE: 172021

North Exterior
Elevation

SHEET NUMBER:

A3.1




PROPOSED LOCATION:
OCEAN AVENUE, SECOND FLOOR, WALL
AREA BETWEEN CENTER WINDOWS

WINDOW COLOR STUCCO COLOR
APPROVED BUILDING COLORS. NO CHANGE PROPOSED.

MALIBU CERAMIC WORKS DECO TILE MC 1-160 (STOCK COLOR)
APPROVED TILE

SPECIFIED TILE
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Attachment 2

PORTION OF EXISTING PEACOCK TILE MURAL

WINDOW COLOR STUCCO COLOR

MALIBU CERAMIC WORKS DECO TILE MC 1-160

PROPOSED TILE COLOR ‘D’

SIGNET BUILDING
Rustic Desert CARMEL, CA 93921
7/14/2023
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SeT | TYPE DESCRIPTION MANUFACTURER | MODEL NO. FINISH REMARKS SET
T |OFFICE OFFICE & INNER ENTRY LOCKSET SCHLAGE L9050 622 MATTE BLACK &%E\ﬁGTFS{'T“QIQEROSE; PROVIDE N "
<
2 PR BUTT HINGES IVES 5BB1 622 MATTE BLACK 4-1/2" x 4-1/2" FULL MORTISE = o
o
g FLOOR STOP ROCKWOOD RM850 g%i\ELACK SUEDE POWDER Ll'_J -
|=—— PARTITION AS §<7 TILE AS SPECIFIED o
SCHEDULED | 2 SINGLE-USER 03 LEVER TRIM, A ROSE, PROVIDE i <
g TOILET LOCKSET W/ OCCUPANCY INDICATOR SCHLAGE L9496 626 SATIN CHROME OCCUPANCY INDICATOR & EZ THUMBTURN; @ L
g PROVIDE MATCHING STRIKE " =
g 2 PR BUTT HINGES IVES 5BB1 626 SATIN CHROME 4-1/2" x 4-1/2" FULL MORTISE < T
" 12" " =H 12"
112 112 E =
- 9 F 51 |2 WALL STOP ROCKWOOD RM867 WSP WHITE SUEDE POWDER o O
= 1 M - m = COAT o
& __ WELDED HOLLOW METAL & __ WELDED HOLLOW METAL 3 CLOSET 03 LEVER TRIM. A ROSE. PROVIDE 3 T
> % DOOR FRAME. PAINT. - % DOOR FRAME. PAINT. PASSAGE LATCHSET SCHLAGE L9010 626 SATIN CHROME MATCHING STRIE = <
SLENGERS / SLENGERS / 2 PR BUTT HINGES IVES 5BB1 626 SATIN CHROME 4-1/2" x 4-1/2" FULL MORTISE
RUBBER SILENCERS —— RUBBER SILENCERS ——
A B DOOR AS SCHEDULED A B DOOR AS SCHEDULED FLOOR STOP ROCKWOOD RM850 626 SATIN CHROME
4 RESTROOM | PUSH/PULL PAIR IVES 8200, 8303 631 MATTE BLACK 4"x 16", 10" CENTERS, TYPE F MOUNT 4 THOMAS BATEMAN HOOD
25805 Carol Place
1.5 PR BUTT HINGES IVES 5BB1 622 MATTE BLACK 4-1/2" x 4-1/2" FULL MORTISE Carmel, California, 93923
831-652-0012
SURFACE MOUNTED CLOSER, NON-HOLD OPEN | LCN 4040XP 693 BLACK PAINT PULL SIDE MOUNTED tom@t-hood.com
www.thomasbatemanhood.com
WALL STOP ROCKWOOD RM867 gg:TWH'TE SUEDE POWDER
. . . . PROJECT:
HM Jamb (Head S|m||ar) 20 HM Jamb @ Tlle (Head S|m||ar) 1 5 KICKPLATE ROCKWOOD K1050-GA BSP BLACK SUEDE POWDER | 10" x 34", SELF-ADHESIVE MOUNTING/ NO
3" =1-0" 3"=1-0" COAT HOLES ALTERATION TO:
5 STAR 03 LEVER TRIM, A ROSE; PROVIDE 5 '
1. SEE FIRE DEPT & EGRESS NOTES ON SHEET G2.1. SEE ADDITIONAL DOOR & HARDWARE STOREROOM LOCKSET SCHLAGE L9080 626 SATIN CHROME ' ’
NOTES ON SHEET G2.1. MATCHING STRIKE SIGNET BUILDING
1.5 PR BUTT HINGES IVES 5BB1 626 SATIN CHROME 4-1/2" x 4-1/2" FULL MORTISE
2. ALUMINUM DOOR FRAMES SHALL BE WESTERN INTEGRATED MATERIALS (WIM) 300 SERIES BLOCK 70, OCEAN AVE
WI304 (5/16” x 1-1/2°) FLUSH TRIM, BLACK ANODIZED FINISH OR MANUFACTURER'S STANDARD SURFACE MOUNTED CLOSER, NON-HOLD OPEN | LCN 4040XP 689 ALUMINUM PAINT MOUNT INSIDE STAIR: PULL-SIDE 5202, CARMEL, CA 93921
WHITE PAINTED FINISH PER DOOR SCHEDULED. ’ PUSH-SIDE $203 ’
3. PAINTED WOOD DOORS SHALL BE FACTORY PRIMED AND PAINTED TO MATCH COLOR PER FLOOR STOP ROCKWOOD RMB850 626 SATIN CHROME APN: 010-133-007-000
FACE OF GYP BD ARCHITECT'S SPECIFICATION. 6 JANITOR 03 LEVER TRIM, A ROSE; PROVIDE 6
PARTITION WHERE I | #1055 @ 15'0C STOREROOM LOCKSET SCHLAGE L9080 626 SATIN CHROME MATCHING STRIKE OWNER:
OCCURS = | 4. DOORS UNDER 76" SHALL RECIEVE (3) HINGES. DOORS OVER 76" SHALL RECIEVE (4) - -
SLOPE EXTERIOR TILE =) _ 256 26th ST, SUITE 200
SOWN TOWARD RNANE = || = SCHEDULED 5 HOLLOW METAL DOOR FRAMES SHALL BE 16 GA FULLY WELDED. SURFACE MOUNTED OVERHEAD STOP, EA LEAF | GLYNN-JOHNSON | 450S 630 SATIN STAINLESS STOP ONLY ZaNTA MONICA CA 50409
SIDEWALK, 2% MAX. BOTTOM I PAIR FLUSH BOLTS ON INACTIVE LEAF IVES FB51P 630 SATIN STAINLESS PROVIDE DUSTPROOF STRIKES
ATERPROOF " @ GLAZING N N 6. KEY NEW & EXISTING DOORS TO CLIENTS REQUIREMENTS. HARDWARE VENDOR TO PROVIDE - SLECTRICAL : -
praiaivipsel i HOH ALUMINUM GYP BOARD CEILING OR B " =] ! BUILDING STANDARD CORES FOR ALL LOCKS. THE GC SHALL VERIFY PRIOR TO ORDERING. STOREROOM LOCKSET SCHLAGE L9080 626 SATIN CHROME &?;"%E\I/_EEGT?T'\QI }Q\EROSE PROVIDE
— SOFFIT OR WOOD PORTAL —_— RN
SPECIFIED CONTINUOUS o - —— PARTITION AS
FRAME WHERE OCCURS (1 o 7. LOCATE SURFACE MOUNTED DOOR CLOSERS INSIDE ROOMS & NOT ON CORRIDOR SIDE 15 PRBUTT HINGES. EA LEAF oy A/
- 4 SEALANT WIM HCX | SCHEDULED UNLESS OTHERWISE NOTED BY ARCHITECT. INDICATE CLOSER SIDE ROOM NUMBER ON ' ’ IVES S8BT 626 SATIN CHROME 4-1/2" x 4-1/2" FULL MORTISE
MG MARRARRRRARAAREEENS " H\HHHH,HHHHH\Hm T e——————— DOOR AS SCHEDULED D ‘ SUBMITTALS. SURFACE MOUNTED OVERHEAD STOP GLYNN-JOHNSON | 450S 630 SATIN STAINLESS STOP ONLY
14" TILE A =2 EXISTING o — 8. PROTECTION PLATES (KICK PLATE, ARMOR PLATE, OR MOP PLATE) SHALL BE PROVIDED 8 |LIFT ELECTRIFIED INTERLOCK ' ) 622 MATTE BLACK *AS PROVIDED BY LIFT MANUFACTURER 8
MOVEMENT JOINT ——] FLOOR | WITHOUT HOLES AND INSTALLED WITH CONSTRUCTION ADHESIVE (NO SCREWS) UNLESS . R x
y y SHEATHING ;Z\E%t) ?\:IOT’\\I(EI-EHSO&@GZ » . OTHERWISE NOTED. ( ) HINGES 622 MATTE BLACK AS PROVIDED BY LIFT MANUFACTURER REV: DATE: SSUED FOR:
’ = = OFFSET D-HANDLE * * 631 MATTE BLACK *AS PROVIDED BY LIFT MANUFACTURER
NSTALL CONTINUOUS 4x BLOCKING S 9. EGRESS DOORS SHALL BE READILY OPENABLE FROM THE EGRESS SIDE WITHOUT THE USE 8/17/2021 PLAN CHECK
UNDER NEW WOOD STO)I;EFRONT I ~ OF A KEY OR ANY SPECIAL KNOWLEDGE OR EFFORT. (CBC 1010.1.9) POWER DOOR OPERATOR ¥ ¥ 693 BLACK PAINT *AS PROVIDED BY LIFT MANUFACTURER A (01512021 5C CORRECTIONS
: 9 ENTRY - 9
10. EACH DOOR IN A MEANS OF EGRESS FROM A GROUP A, OR ASSEMBLY AREA NOT CLASSIFIED ELECTRIC LOCKSET, FAIL SECURE SCHLAGE L9080EU 613 OIL RUBBEDBRONZE {0 = vk TR A ROSE PROVIDE 2 PG CORRECTIONS
Wood St front Sill Detalil Al . Head Offi F t AS AN ASSEMBLY OCCUPANCY, HAVING AN OCCUPANT LOAD OF 50 OR MORE SHALL NOT BE
00 orerron I elal 2 9 uminum rmea @ ICe IFron 2 4 PROVIDED WITH A LATCH OR LOCK UNLESS IT IS PANIC HARDWARE OR FIRE EXIT 1.5 PR BUTT HINGES \VES 5BBA-HW 613 OIL RUBBED BRONZE 412" x 4-1/2" FULL MORTISE, HEAVY WEIGHT 0212212022  PC CORRECTIONS
3" = {0 3" = {0 HARDWARE. (CBC 1010.1.10, CFC 1010.1.10) A
J " B 05/05/2023 REVISIONS
VARIES HINGE JAMB 11. ALL GLASS DOORS AND GLASS LITES OR PANELS IN DOORS SHALL BE TEMPERED. SEE ELECTRIFIED HINGE IVES 5BB1-HW-TW {613 OIL RUBBED BRONZE 4-1/2" x 4-1/2" FULL MORTISE, HEAVY
GLAZING NOTES ON SHEET G2.2 FOR ADDITIONAL REQUIREMENTS. WEIGHT, POWER TRANSFER
SURFACE MOUNTED CLOSER, NON-HOLD OPEN | LCN 4040XP-CUSH  § 695 DARK BRONZE PAINTED  } CUSH-N-STOP ARM, PUSH-SIDE MOUNTING
|~«——— DOOR AS SCHEDULED
(e : THRESHOLD /2\ { PEMKO 271D DARK BRONZE ANODIZED
VARIES L | ! § KICKPLATE IVES 8400 613 OIL RUBBED BRONZE 10" x 34"
= = | =« — E/:\(E;%%EQDVJV/;EEET 10 |EXITGATES | o10REROOM LOCKSET SCHLAGE L9080 613 OIL RUBBED BRONZE &%@ﬁﬁGTg'T“QI?EROSE; PROVIDE 10
HINGE JAMB OCCURS N N N
(e : ARTITION AS — [ E _ HEAVY DUTY GATE HINGES TBD AS PROVIDED BY GATE MANUFACTURER
B . - r— — N —
HEADER AS SCHEDULED—_| || | SCHEDULED STRIKE JAMB H : GATE CLOSER - - TBD *AS PROVIDED BY GATE MANUFACTURER
B y T DOORASSORRDULE . . THRESHOLD ZERO TBD TBD
E 3 YA "o EAT STOREROOM LOCKSET SCHLAGE L9080 613 OIL RUBBED BRONZE &%EﬁﬁGTFS{'T'\QIQEROSE; PROVIDE I
[ ﬁ— GYP BD CEILING OR
SOFFIT WHERE OCCURS 1.5 PR BUTT HINGES EA LEAF IVES 5BB1 613 OIL RUBBED BRONZE 4-1/2" x 4-1/2" FULL MORTISE
%ﬁﬁ—r——.ﬁ SURFACE MOUNTED CLOSER, NON-HOLD OPEN | LCN 4040XP-CUSH {695 DARK BRONZE PAINTED  § CUSH-N-STOP ARM, PUSH-SIDE MOUNTING
l<— DOOR AS SCHEDULED STRIKE JAMB 1
A - PAIR FLUSH BOLTS ON INACTIVE LEAF IVES FB358 613 OIL RUBBED BRONZE PROVIDE DUSTPROOF STRIKES
SARTITION AS THRESHOLD /2\ { PEMKO 271D DARK BRONZE ANODIZED OWNERSHIP and USE OF
== SCHEDULED . ARCHITECT'S DOCUMENTS
| | 12 |BASEMENT | o10REROOM LOCKSET SCHLAGE L9080 626 SATIN CHROME &%@ﬁﬁgg'ﬁ&&ms& PROVIDE 2 e drawings, specifications and
other.documents prepargd by the
1.5 PR BUTT HINGES IVES 5BB1 626 SATIN CHROME 4-1/2" x 4-1/2" FULL MORTISE architect for this project are
instrumentals of the architect's
FLOOR STOP ROCKWOOD RM850 626 SATIN CHROME tsertvhi_ce for use solglst/hwith rehs_?ec:
H . . . (o] IS project an e archnitec
Aluminum Head| 9 8 Aluminum Jamb | 9 3 Aluminum Office Front Jamb 18 Door & Hardware Notes 13 Door Hardware Sets D | rose Gocumonts and sl raan
3"=1-0" 3"=1-0" 3"=1-0" Scale: N/A all common law, statutory and
DOOR FRAME w other reserved rights including the
4 copyright. The owner shall be
<< . . .
NOTE: CUSTOM STILE AND RAIL WOOD PANEL DOOR BY WINDOW DSgR ROOM ROOM NO. KEY SIDE FIRE = um, REMARKS DﬁgR Fni Irurg;r:tge ri pt r% dr ue;if) I'E'; C‘; ‘; ipe' :gf
MANUFACTURER. FIXED PANEL BY WINDOW MANUFACTURER. ' WIDTH HT THK | TYPE | MATL FINISH MATL | FINISH HEAD JAMB siLL | % " | the architect's drawings
PAINTED WOOD RATING T ificati :
5'-3" CONC. OPENING (VIF) 3-3" speC|f|ca;|or.1sf and_other
SROUGHOPENNG | CONC: OPENING (VIF) B101  |(E) BASEMENT (E) HALLWAY 30 6-8' 134 ¢ Hu il : HM PT 12 BI0T | roforence i connection with the
/7 PAINTED STEEL S102  [STAR#2 EXTERIOR 3-0" 6-8™ 11/2" G STL PT i STL PT 10 | *VIF; EXIT GATE $102 owner's use and acoupancy of the
+H" FRAME WIDTH 3-11/2"RO project. The architect's drawings,
JOASTRAGK A chmefir? N $103 STAIR #3 EXTERIOR 30" 6-8" 11/2" G STL PT i STL PT 10 | *VIF; EXIT GATE $103 specifications or other documents
. S O ﬁ'@ @) (1) 30" shall not be used by the owner or
3-0 1/2" FRAME - / o g " . * others on other projects, for
- 1+ lelo 2 el p TEMPERED $104 STAIR #4 EXTERIOR (1) 1-6™ 6-8 13/4 H WD PT WD PT 12 |*VIF $104 o e thie Bt o
— INSULATED leti f thi ject b
ol . e GLASS W/ 201 LOBBY EXTERIOR 30" 8-0" 13/4" F WD PT i WD PT i - /N 29m041 | 9 201 others exeopt by agresment in
S| _ e ; )
2l 2| = ol £ "N G 205 WOMEN 203 30" 7-0" 13/4" C HM PT - HM PT 15/A0.41 | 15/A041 | 13/A051 | 4 205 R L e
= o = ’
g 2| = T Bl 2 * g ] 458, ) o 206 MEN 203 3-0" 70" 13/4" C HM PT - HM PT 15/A0.41 | 15/A041 | 13/A051 | 4 206 Thomas Bateman Hood, AIA.
. O] of o o i
gl 3 : = 5 g”% 3 N 2 N . 207 JANITOR 206 (2) 3-0" 7-0" 13/4" D HM PT - HM PT 20/A0.41 20/A0.41 - 6 207 ARCHITECTURAL STAMP:
S E 0|52 2 o % \ 208 ELECTRICAL 206 30" 7-0" 13/4" C HM PT - HM PT 20/A0.41 20/A0.41 - 7 208
é < 2 s o Nl g \(/ ® 209 OFFICE 203 3-0" 7410 1/2" | 13/4" A AL/GL BK ANO - AL BKANO | 24/A041 | 18A/A0.41 - 1 209
32 = 3 - 209A OFFICE 209 30" 84 1/2" 13/4" A AL/GL BK ANO - AL BKANO | 28/A0.41 18/A0.41 3/A0.51 1 209A
- > | = ~ 2098 OFFICE 209 30" 8'-4 1/2" 13/4" A AL/GL BK ANO - AL BKANO | 28/A0.41 18/A0.41 3/A0.51 1 2098
1172 209C TOILET 209 30" 8'-4 1/2" 13/4" B WD PT - AL WH PT 28/A0.41 23/A0.41 13/A0.51 2 209C
86" CONC. OPENING (VIF)
G STL c WD / GL 209D CLOSET 209 320 84 1/2 13/4 B WD PT - AL WH PT 28/A0.41 23/A0.41 3 209D
/A\ UFACTOR: 027 211 OFFICE 203 30" 8-101//2" | 13/4" A AL/GL BK ANO - AL BKANO | 24/A0.41 18/A0.41 - 1 211
SHGC: 0.20
VT 0.45 212 OFFICE 203 3.0" 8-10 1//2" |1 3/4" A AL/GL BK ANO - AL BKANO | 24/A0.41 18/A0.41 - 1 212
THOMAS BATEMAN HOOQOD, AIA
213 OFFICE 203 30" 8-101//2" | 13/4" A AL/GL BK ANO - AL BKANO | 24/A0.41 18/A0.41 - 1 213 CARMEL, CA
214 OFFICE 203 30" 8-101//2" |13/ A AL/GL BK ANO - AL BKANO | 24/A0.41 18/A0.41 - 1 214
215 OFFICE 203 3.0" 8-101//2" |13/ A AL/GL BK ANO - AL BK ANO 24/A0.41 18/A0.41 - 1 215 DRAWING SCALE: As Noted
ih%CDfZED 216 OFFICE 203 30" 8-101//2" |13/ A AL/GL BK ANO - AL BKANO | 24/A0.41 18/A0.41 - 1 216 DRAWN BY: DHS
I ALUMINUM 217 OFFICE 204 3-0" 8-10 1//2" |1 3/4" A AL/GL BK ANO - AL BKANO | 24/A0.41 18/A0.41 - 1 217 PRINT DATE: 5/05/2023
7 P 218 OFFICE 204 30" 8-10 1//2" |1 3/4" A AL/GL BK ANO - AL BKANO | 28/A0.41 18/A0.41 - 1 218 DRAWING DATE: 811712021
T P P ) / 219 OFFICE 203 30" 8-101//2" |13/ A AL/GL BK ANO - AL BKANO | 28/A0.41 18/A0.41 - 1 219
TEMPERED
7 y . LAMINATED GLASS W/ p ’ h N p / p / / 220 OFFICE 203 3-0" 8-101//2" | 13/4" A AL/GL BK ANO - AL BKANO | 28/A0.41 18/A0.41 - 1 220 SHEET TITLE:
/
e kil e S VY EA——Y JEAS T y Y olEAR 220 | TOILET 220 3.0" g4 12 |13 B WD PT : AL | WHPT | 28041 | 23A041 | 13051 | 2 220A
e e N e e / ey 2208 CLOSET 220 26" 741/2" 13/4" B WD PT i AL WHPT | 28/A041 | 23/A0.41 3 2208 Door and
§ /" FLUSH FLUSH / FLUSH / FLUSH GLASS L1 LIFT 201 3-0" 6-8" 13/4" E AL/GL BK ANO - AL BK ANO 8 L1 Hardware
/ U N —o Y, N —o N —o \ . = L2 LIFT 202 36" 6-8" 13/4" E AL/GL BK ANO - AL BK ANO 8 L2 Schedules; Door
\ \ / \ \ 1 U] |l " n -
N : N y N N \\ $202 STARR #2 204 3-0 7-0 13/4 C HM PT - HM PT 28/A0.41 23/A0.41 8/A0.51 5 $202 Types & Details
h N Z5 h N N 4 h N y h N & Y/ & $203 STAIR#3 218 30" 7-0" 13/4" C HM PT - HM PT 28/A0.41 23/A0.41 8/A0.51 5 $203
VA \ . \ ” \ ” N ”
AN AN AN
N/ \ \ N SHEET NUMBER:
@AL/GL @HM @HM @WD @AL/GL AO 41
Door Types 16 Door Schedule 1
NTS Scale: N/A
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B4 S} = i — — OWNERSHIP and USE OF
. 3 = . N o . ' . ARCHITECT'S DOCUMENTS
= 12 12-81/ 12-41/ 14 12 12 The drawings, specifications and
(53] o 9.5 51/2" 51/2" 51/2" 51/2" 51/2" 51/2" other documents prepared by the
< o | £ p architect for this project are
DN 103 n instrumentals of the architect's
A6{11 , , , A , , y service for use solely with respect
21.3 ~ o W to this project and the architect
> [ ‘ | O ° ;7 TYPIGAL shall be deemed the author of
= - T —————— ? 2 these documents and shall retain
@ IE N L C all common law, statutory and
N ~ — other reserved rights including the
|
21.2 / CED CED CED CED CED copyright. The owner shall be
/17X STAIR #{ CORRIDOR OFFICE OFFICE OFFICE OFFICE OFFICE OFFICE CORRIDOR (E) STAIR #2 permitted to retain copies,
W [E 5202 including reproducible copies of
n the architect's drawings,
\A34/ specifications and other
documents for information and
reference in connection with the
owner's use and occupancy of the
project. The architect's drawings,
Attachment 2 specifications or other documents
shall not be used by the owner or
1 1 1 1 2 1 4 4 others on other projects, for
: : : additions to this project or for
completion of this project by
others except by agreement in
writing and with appropriate
compensation to the architect,
Thomas Bateman Hood, AlA.
ARCHITECTURAL STAMP:
NORTH
THOMAS BATEMAN HOOD, AIA
CARMEL, CA
CONSTRUCTION PLAN LEGEND GENERAL CONSTRUCTION NOTES KEYED CONSTRUCTION NOTES DRAWING SCALE:  1/4" = 1-0"
—— EXSTNGHALLSTORENAN | SEE SHEET G218.G22 FOR ADDITIONAL NOTES il r ke st B
12 LINE OF GYPSUM BOARD SOFFIT OR CEILING ABOVE : - : .
NEW WALLS % SECTION REFERENCE 2. SEE STRUCTURAL DRAWINGS FOR LOCATIONS OF CRACKS IN EXISTING 13 LINE OF STEEL CANOPY ABOVE AMEREX ABC MULTI-PURPOSE DRY CHEMICAL PORTABLE FIRE EXTINGUISHER WITH 5 LB CAPACITY, UL PRINT DATE: 5/05/2023
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KEYED NOTES

21 REMOVE EXISTING WYTHE OF BRICK. REMOVE ALL BRICK TIES AND MORTAR FROM CONCRETE WALL. = L
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= >
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North Exterior Elevation (6th Avenue) 2 GENERAL NOTES

SCALE: 1/4" = 1'-0"

SEE FINISH SCHEDULE ON SHEET A0.51

PAINT EXISTING CONCRETE WALLS PT-4.

PAINT STUCCO PT-4.

PAINT NEW WOOD DOORS, WINDOWS, WOOD PANELS & WOOD STOREFRONT PT-5.
PAINT STEEL CANOPY AND CHANNEL FRAME PT-6.

PAINT MECHANICAL EQUIPMENT SCREENS PT-4.

PAINT METAL COPINGS PT-4.

WAINSCOT TILE ON 6TH AVE. SHALL BE T-4. OWNERSHIP and USE OF
PAINT STEEL PLANTERS PT-6. ARCHITECT'S DOCUMENTS
The drawings, specifications and
other documents prepared by the
A B C A B C architect for this project are
instrumentals of the architect's
service for use solely with respect

(E) MECHANICAL UNIT to this project and the architect
/ shall be deemed the author of

© XN~ W S

these documents and shall retain
all common law, statutory and
other reserved rights including the
copyright. The owner shall be
permitted to retain copies,
including reproducible copies of
the architect's drawings,
specifications and other
documents for information and
reference in connection with the

EXISTING ROOF LINE - : : : '
owner's use and occupancy of the
4$ (E) PARAPET _$ (E) PARAPET | o S N _ project. The architect's drawings,

120.01 +/- Attachment 2 ,/

INFILL EXISTING OPENING AS INDICATED
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120.01 +/- e ————— specifications or other documents

shall not be used by the owner or
others on other projects, for
additions to this project or for
completion of this project by
others except by agreement in
writing and with appropriate
compensation to the architect,
Thomas Bateman Hood, AlA.
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2.5 REMOVE DOOR & FRAME = w
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1. SEE FINISH SCHEDULE ON SHEET A0.51
2. PAINT EXISTING CONCRETE WALLS PT-4.
3. PAINT EXISTING STUCCO PT-4.
4.  EXISTING WOOD WINDOWS TO REMAIN.
5. EXISTING WOOD STOREFRONT TO REMAIN.
6. PAINT MECHANICAL EQUIPMENT SCREENS PT-4.
7. WAINSCOT TILE ON OCEAN AVE. SHALL BE T-5.
5. PAINT STEEL GATES PT-6. OWNERSHIP and USE OF
ARCHITECT'S DOCUMENTS
The drawings, specifications and
other documents prepared by the
C B A architect for this project are
instrumentals of the architect's
service for use solely with respect
to this project and the architect
shall be deemed the author of
these documents and shall retain
all common law, statutory and
other reserved rights including the
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including reproducible copies of
the architect's drawings,
specifications and other
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specifications or other documents
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Thomas Bateman Hood, AlA.
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The drawings, specifications and
other documents prepared by the
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UNIT SIZE FINISH DETAILS
UNIT NO. ROOM TYPE MANUFACTURER SERIES OPERATION MATERIAL GLAZING REMARKS
-9 34" ROUGH OPENING WIDTH HEIGHT EXT | INT HEAD JAMB SILL
- 1.11 MECHANICAL 111 B 65" 15 7/8" QUANTUM CLASSIC | FIXED/ICASEMENT WD PT-5 |PT5 (1) 2
e ERAVE 99 1/4[1F1F;’:'>ZE]W'DTH 2.1.1 LOBBY 201 D SEEDWG | 8-0" QUANTUM CLASSIC | FIXED SIDE LITE WD PT-5 |PT5 (1) 2
207 212 LOBBY 201 D SEEDWG | 8-0" QUANTUM CLASSIC | FIXED SIDE LITE WD PT-5 |PT-5 (1)
EEE&/'EDEOR;\?V%YQE $‘O 6'-8 1/2" CONC. OPENING (VIF) 213 LOBBY 201 E 9'-9-1/4" 4-11-5/8" | QUANTUM CLASSIC  |FIXED WD PT-5 |PT-5 (1)
< > POWER-TRANSFER HINGE 65 1/2" ROUGH OPENING 2.4 LOBBY 201 F 1-8" 8-0" QUANTUM CLASSIC  |FIXED WD PT-5 |PT5 (1)
~ T —T 1 | 6-5" FRAME WIDTH 215 LOBBY 201 G 1.8" 4-11-5/8" | QUANTUM CLASSIC | FIXED WD PT-5 |PT5 (1)
/ / " |_ " Ul " ~ ~
/15 8\ | A 68 112" CONC. OPENING (VIF) [77'] 2.2 STAIR #1 c 6-5 8-9-1/2 QUANTUM CLASSIC | FIXED WD PT5  |PT-5 (1)
_/ _/ | | _/ 291 OFFICE 209A A1 6-5" 6-0 3/4" QUANTUM CLASSIC | FIXEDICASEMENT WD PT-5 |PT5 (1)
S / 65 1/2" ROUGH OPENING e —— — L
© x | N | i 292 OFFICE 2098 A1 65" 60 3/4" QUANTUM CLASSIC | FIXEDICASEMENT WD PT-5 |PT5 (1)
E 5" FRAME WIDTH
% 2 } } = % 6 a7 3 H V y o 7 H _ 217.1 OFFICE 217 A2 60" 510" QUANTUM CLASSIC | FIXED/CASEMENT WD PT-5 |PT-5 (1)
® [m] L
=l S = | | . | o 2I\_ | | o = 217.2 OFFICE 217 A2 60" 510" QUANTUM CLASSIC | FIXED/CASEMENT WD PT-5 |PT-5 (1)
WY T T DIRECT DIRECT @z 5 2| sm = 2| ©
z8 3 =4 P | <211 SET ser |12 || =|8 = r- _ = | FIXED | = 2 = 2.18.1 OFFICE 218 A2 60" 510" QUANTUM CLASSIC | FIXED/CASEMENT WD PT5 |PT-5 (1)
o . A== - h=E - | .o = — S| — L
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- = ~ R~ C 2 - | N
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SIGNET BUILDIN
BLOCK 70, AVE
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ARCHITECTURE

2 NW OF MISSION STREET
25805 Carol Place
C C Carmel, California, 93923
831 -652-0012
ARMEL, A 93921 i oo 0072
www.thomasbatemanhood.com
PROJECT:
ALTERATION TO:
SYMBOLS ABBREVIATIONS PROJECT DATA PROJECT DIRECTORY SHEET INDEX SIGNET BUILDING
BLOCK 70, OCEAN AVE
ABV ABOVE HT HEIGHT SCOPE OF WORK: EXTERIOR ALTERATIONS AND INTERIOR TENANT OWNER: J.S. SIGNET, INC. ARCHITECTURAL:  G1.1 COVER SHEET 2 NW OF MISSION STREET
AFF ABOVE FINISH FLOOR HVAC HEATING, VENTILATION, AIR IMPROVEMENT TO EXISTING BUILDING. 256 26TH STREET, SUITE 200 G12  CONDITIONS OF APPROVAL CARMEL, CA 93921
AFG ABOVE FINISH GRADE CONDITIONING SANTA MONICA. CA 90402
| ACOUST  ACOUSTICAL HW HOTWATER EXTERIOR: REMOVAL OF EXISTING BRICK FACADE & ’ G2.1 GENERAL NOTES APN: 010-133-007-000
( : — - GRIDLINES EAERDR. . A
T L OIS NG TILE Rl NSLATION INSTALLATION OF EXTERIOR STUCCO AND STEEL ARCHITECT:  THOMAS BATEMAN HOOD G22 ___GENERAL NOTES{CONSTRUCTION BMPS SWNER
ENTRANCE CANOPY: EXTERIOR DOOR AND WINDOW 25805 CAROL PLACE 553 ERE WATCH NOTES :
AL ALUMINUM LAM LAMINATE REPLACEMENT: REMOVE EXISTING ROOF MEMBRANE :
‘l SECTION REFERENCE ALT ALTERNATE LAV LAVATORY AND INSTALL NiEW CLASS 'A' ROOF MEMBRANE OVER CARMEL, CA 93923 J.S. SIGNET, INC.
\A81/ ANCH  ANCHOR LT LIGHT _ CONTACT: THOMAS HOOD G3.1 ACCESSIBILITY NOTES 256 26th ST, SUITE 200
RIGID INSULATION; INSTAL NEW ROOFTOP HVAC . SANTA MONICA, CA 90402
APPROX APPROXIMATE MAX MAXIMUM EQUIPMENT & EQUIPMENT SCREENS; NEW SKYLIGHTS TEL: 831-652-0012 G3.2 ACCESSIBILITY NOTES
(1) ARCH ARCHITECT MECH MECHANICAL ! ' EML: tom@t-hood.com G3.3 ACCESSIBILITY DIAGRAMS
WALL SECTION REFERENCE
5.1/ BD BOARD MEP MECHANICAL, ELECTRICAL, o ACCESSIBILITY DIAGRAMS
BLDG BUILDING PLUMBING INTERIOR: INTERIOR DEMOLITION OF EXISTING :
BLK BLOCK MER MANUFACTURER NON-LOAD BEARING PARTITIONS, PLUMBING, STRUCTURAL TYSINGER & ASSOCIATES G3.5 ACCESSIBILITY DIAGRAMS
DETAIL REFERENCE BLKG BLOCKING MTD MOUNTED MECHANICAL AND ELECTRICAL; CUT OPENINGS AND ENGINEER: 212 PACHECO AVE. G3.6 ACCESSIBILITY DIAGRAMS
BM BEAM MTL MTL INSTALL NEW STRUCTURAL STEEL FRAMES IN INTERIOR NOVATO, CA 94947
BO BOTTOM OF MIN MINIMUM LOAD BEARING CONCRETE WALL; INSTAL NEW CONTACT: ROB TYSINGER G4.1 GREEN BUILDING NOTES
1) DETAIL OR ENLARGED BOT BOTTOM MISC MISCELANEOUS NON-LOAD BEARING PARTITIONS; INSTALLATION OF TEL: 415-898-6704
M1 PLANREFERENCE BRZ BRONZE NIC NOT IN CONTRACT NEW WHEELCHAIR LIFT; CONSTRUCTION OF NEW EML: rob@tysingerengineers.us A0.01  KEYED NOTES MASTERLIST BV DATE. 1SSUED FOR
! } BW BOTTOM OF WALL NO NUMBER ACCESSIBLE RESTROOMS. INSTALL NEW PLUMBING
N g,lxléj ggBNliFé_lE_TE MASONRY UNIT H%M Egl\rﬂq}l@éCALE FIXTURES, HVAC EQUIPMENT AND DISTRIBUTION, MECHANICAL MONTEREY ENERGY GROUP A0.12 OCCUPANCY & EGRESS PLAN 8/17/2021 PLAN CHECK
N CEM CEMENT oc ON CENTER ELECTRICAL LIGHTING AND POWER OUTLETS. ENGINEER: 26465 CARMEL RANCHO BLVD., SUITE 8 A\ 10152021 PC CORRECTIONS
3, ELEVATION REFERENCE CBU CEMENT BACKER UNIT oD OUTSIDE DIAMETER INSTALLATION OF NEW FIRE SPRINKLER SYSTEM CARMEL, CA 93923 A0.31  PARTITION TYPES
CER CERAMIC PP OPPOSITE THROUGHOUT. CONTACT: RYAN KNIGHT A032  PARTITION TYPES & DETAILS
A 1 cJ CONTROL JOINT PF PLUMBING FIXTURE (TYPE) TEL: 831-250-9095
CL CENTER LINE PL PLATE OR PLASTIC LAMINATE EML: ryan@megé.com A041  DOOR AND HARDWARE SCHEDULE
42 ELEVATION REFERNCE o e e APPLICABLE CODES 2019 CALIFORNIA BUILDING CODE (CBC), BASED ON THE e
CLR CLEAR PLAM PLASTIC LAMINATE : :
FIRE WATCH NOTES ’ i e iy inevives 2018 INTERNATIONAL BUILDING CODE (IBC) WITH CITY ELECTRICAL  AURUM CONSULTING ENGINEERS A051  FINISH SCHEDULE & DETAILS
BY ORDER OF THE MONTEREY FIRE CHIEF PURSUANT TO 2019 CALIFORNIA FIRE ] CONC CONCRETE PNT PAINT MONTEREY, CA 93940 AD2.11  1ST FLOOR DEMOLITION PLAN
CODE, SECTION 901.7 FIRE AND LIFE SAFETY SYSTEMS OUT OF SERVICE. WHERE A CONST ~ CONSTRUCTION PT PAINT TYPE 2019 CALIFORNIA ELECTRIC CODE (CEC), BASED ON THE CONTACT: FRANK PINEDO AD2.12  2ND FLOOR DEMOLITION PLAN
REQUIRED FIRE PROTECTION SYSTEM IS OUT OF SERVICE, THE FIRE DEPARTMENT G CENTER LINE CONT ~ CONTINUOUS PTD PAINTED 2017 NATIONAL ELECTRIC CODE (NEC), WITH CITY OF TEL: 831-646-3330 x104 AD2.13  ROOF DEMOLITION PLAN
AND OR THE FIRE CODE OFFICIAL SHALL BE NOTIFIED IMMEDIATELY AND, WHERE cT CERAMIC TILE R RISER(S), RADIUS CARMEL AMENDMENTS EML: frank@acemb.com
REQUIRED BY THE FIRE CODE OFFICIAL, THE BUILDING SHALL BE EITHER CTR CENTER RAD RADIUS 211 1ST FLOOR CONSTRUCTION PLAN
EVACUATED OR AN APPROVED FIRE WATCH SHALL BE PROVIDED FOR ALL ROOM NAME DET DETAIL RCP REFLECTED CEILING PLAN 2019 CALIFORNIA MECHANICAL CODE (CMC), BASED ON A212  9ND FLOOR CONSTRUCTION PLAN
OCCUPANTS LEFT UNPROTECTED BY THE SHUTDOWN UNTIL THE FIRE PROTECTION ROOM NUMBER DIA DIAMETER EEE’C E‘E)(?EFS%FE/B'N THE 2018 UNIFORM MECHANICAL CODE (UMC), WITH A213  ROOF PLAN
SYSTEM HAS BEEN RETURNED TO SERVICE. WHERE UTILIZED, FIRE WATCHES DOOR MARK B:@IG B:QE‘;E‘%N i\ R Er R rATOR CITY OF CARMEL AMENDMENTS
SHALL BE PROVIDED WITH NOT LESS THAN ONE APPROVED MEANS FOR . A2.21 1ST FLOOR REFLECTED CEILING PLAN
DN DOWN REQD REQUIRED 2019 CALIFORNIA PLUMBING CODE (CPC), BASED ON
NOTIFICATION OF THE FIRE DEPARTMENT AND THEIR ONLY DUTY SHALL BE TO DR DOOR REINF REINFORCING OR ! A222  2ND FLOOR REFLECTED CEILING PLAN
PERFORM CONSTANT PATROLS OF THE PROTECTED PREMISES AND KEEP WATCH @D GLAZING MARK DS DOWN SPOUT REINFORGED THE 2018 UNIFORM PLUMBING CODE (UPC), WITH CITY
FOR FIRES. DWW DISHWASHER RES RESISTANT OF CARMEL AMENDMENTS A231  1ST FLOOR POWER-COMMUNICATIONS PLAN
A2.32  2ND FLOOR POWER-COMMUNICATIONS PLAN
SEE SHEET G2.3 FOR FIRE WATCH REQUIREMENTS AND FIREWATCH LOG. — PARTITION TYPE EA EACH RET RETAINING 2019 CALIFORNIA ENERGY CODE WITH CITY OF CARMEL
EL(EV) ELEVATION REV REVISION AMENDMENTS A2 41 1ST FLOOR FINISH PLAN
ELEC ELECTRICAL RM ROOM :
KEYED NOTE EJ EXPANSION JOINT RO ROUGH OPENING 2019 CALIFORNIA GREEN BUILDING STANDARDS CODE A242  2ND FLOOR FINISH PLAN
EQ EQUAL SC SOLID CORE (CALGREEN) WITH WITH CITY OF CARMEL AMENDMENTS OWNERSHIP and USE OF
EQUIP EQUIPMENT SCHED SCHEDULE /A A3.1 NORTH EXTERIOR ELEVATIONS ARCHITECT'S DOCUMENTS
E(XIST)  EXISTING SECT SECTION BUILDING ADDRESS: BLOCK 70 {OCEANJAVENUE A3.2 SOUTH EXTERIOR ELEVATIONS The drawings, specifications and
MATERIAL FINISH MARK EXP  EXPOSED OREXPANSION ~ SF SQUARE FEET 2NW OF MISSTON STREET A33  EASTEXTERIOR ELEVATIONS aronitect for this project are
FLOOR—~ [E-CPT EXT EXTERIOR SHT SHEET CARMEL-BY-THE-SEA, CA 93921 A34  WESTEXTERIOR ELEVATIONS instrumentals of the architect's
BASE B: B-1 ROOM FINISH MARK FA FIRE ALARM SIM SIMILAR service for use solely with respect
WALL W: PT-1 FACT FACTORY SM SHEET METAL BUILDING DATA: to this project and the architect
CELING —= [C:ACTT FAU FORCED AIR UNIT SMS SHEET METAL SCREW : ﬁg}; g\’é%TLI SEICS:TéOEISUIPMENT SCREENS shall be deemed the author of
N e FEC FIRE EXTINGUISHER CABINET ~ SQ SQUARE , : ese documents and shall retain
EQUIPMENT MARK FD FLOOR DRAIN SPEC SPECIFICATION(S) OCCUPANCY: B e o) A521  EXTERIOR DETALS aul common law. statutory and
SPECIAL |NSPECT|ONS FF FINISH FACE SS STAINLESS STEEL ' ( ) copyr@ght. The owner shaI_I be
10.5.48  ELEVATION DATUM SECTION FIN FINISH STD STANDARD CONSTRUCTION TYPE: TYPE I8 A6A1  1ST FLOOR INTERIOR ELEVATIONS permitted to retain copies,
XXXX FIXT FIXTURE STL STEEL ' ' A621  2ND FLOOR INTERIOR ELEVATIONS ineluding reproducible copies of
SPECIAL INSPECTIONS, TESTS, AND OBSERVATIONS SHALL BE PERFORMED PER - OR ELEVATION : the architect's drawings,
FFE FINISH FLOOR ELEVATION ~ STRUCT ~ STRUCTURAL 2622 ND FLOOR INTERIOR ELEVATIONS the architect's drawings,
SHEET $1, ITEM 28. FG FINISH GRADE SUSPS SUSPENDED FIRE SPRINKLERS: PROPOSED, PER NFPA13 - o e for ot o A g
T.0.SLAB ELEVATION DATUM PLAN FLA FRANZ LEE ARCHITECTS T TREAD(S) reference in connection with the
REPORTS OF THE RESULTS OF SPECIAL INSPECTIONS, TESTS AND OBSERVATIONS XXXX FLR FLOOR T&B TOP AND BOTTOM STORIES: 2 A7.11 ENLARGED STAIR & LIFT PLAN owner's use and occupancy of the
SHALL BE SUBMITTED TO THE BUILDING SAFETY DIVISION PRIOR TO CITY | FLUOR  FLUOURESCENT T8G TONGUE AND GROOVE A721  ENLARGED RESTROOM PLANS Project, The architect's drawings,
INSPECTION OF THE SUBJECT WORK. A FINAL REPORT OF SPECIAL INSPECHBRE" 4 FO FACE OF TEL TELEPHONE BUILDING AREA: 12,455 SF, EXISTING TO REMAIN: ehall not be sed by the owner or
TESTING, AND OBSERVATIONS DOCUMENTING THE FOLLOWING SHALL BE REVISION MARK & CLOUD FR FIRE RATED TEMP TEMPERED 1STFLOOR: 6,202 SF A81  WINDOW SCHEDULE & DETAILS others on other projects, for
SUBMITTED PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY: i o SURFACE g LS 2NDFLOOR: 6,253 SF A82  SKYLIGHT SCHEDULE & DETAILS o o s project or for
«  THE REQUIRED INSPECTIONS, TESTS AND OBSERVATIONS PERFORMED; AND — EXISTING WALLS TO REMAIN ’ others except by agreement in
FTG FOOTING TCORTOC TOP OF CONCRETE LEGAL INFORMATION: ers except by i3
+  THE MANNER OF CORRECTION OF ANY DISCREPANCIES AND THEIR FINAL NEW WALLS Gl GALVANIZED IRON TPOFTOP  TOP OF PARAPET : A9.11  INTERIOR DETAILS e o 16 the b oot
APPROVAL. - GA GAUGE TW OR TOW TOP OF WALL LOT AREA: 6500 SF 2331 &FL”[\'ESRDKES/E#-; B Thomas Bateman Hood, AlA.,
GALV GALVANIZED TYP TYPICAL ASSESSOR PARCELNO.:  010-133-007-000 :
e EXISTING DOOR TO REMAIN GC GENERAL CONTRACTOR uc UNDERCOUNTER ARCHITECTURAL STAMP:
GL GLASS UON UNLESS OTHERWISE NOTED
ﬂ\ NEW DOOR GYPBD  GYPSUMBOARD VCT VINYL COMPOSITION TILE PLANNING AND ZONING INFORMATION: STRUCTURAL: S1 STRUCTURAL NOTES
GSM GALVANIZED SHEETMETAL ~ VERT VERTICAL 3 LIET ERAMING PLAN: 6TH AVE. ELEVATION
NEW MILLWORK HB HOSEBIB VIF VERIFY IN FIELD ZONING: CC - CENTRAL COMMERCIAL 33 9ND FLOOR FRAMING PLAN
HD HEAD W/ WITH o 5
HDWD  HARDWOOD WI0 WITHOUT S4 ROOF FRAMING PLAN
NEW FULL-HEIGHT MILLWORK HOWR  HARDWARE WD WOOD S5 STRUCTURAL DETAILS
HM HOLLOW METAL WM WATER METER S6 STRUCTURAL DETAILS
F%C FIRE EXTINGUISHER CABINET HORIZ HORIZONTAL WRB WEATHER- RESISTIVE S7 STRUCTURAL DETAILS
HR HOUR BARRIER
MECHANICAL: MO.1 MECHANICAL LEGEND, NOTES & SCHEDULES OMAS BATEVAN HOOD. AA
M02  ENERGY COMPLIANCE ARt Ao
M0.3  ENERGY COMPLIANCE
M2.1 1ST FLOOR HVAC PLAN
CONDITIONS OF APPROVAL GRAPHIC NOTES DEFERRED SUBMITTALS VICINITY MAP M22  IND FLOOR HVAG PLAN DRAWING SCALE: N/A
SEE SHEET G1.2. 1. SCALED DRAWINGS: DO NOT SCALE DRAWINGS. WRITTEN DIMENSIONS & DESCRIPTIONS STANDARDS, BY EXISTING CONDITIONS, BY GENERALLY ACCEPTABLE DEFERRED SUBMITTALS ARE PORTIONS OF THE DESIGN THAT ARE NOT SUBMITTED AT THE M2.3 ROOFHVACPLAN DRAWN BY: DHS
TAKE PRECEDENCE OVER GRAPHIC REPRESENTATION ON DRAWINGS. VERIFY WITH CONSTRUCTION PRACTICE, BY THE CONTRACT DOCUMENTS, OR AS REQUIRED TO TIME OF APPLICATION FOR THE BUILDING PERMIT, BUT ARE NECESSARY FOR THE PRINT DATE: 8/17/2021
ARCHITECT ANY CONFLICTS PRIOR TO COMMENCING WORK. ACHIEVE THE DESIGN INTENT AND COMPLETE INSTALLATION OR CONSTRUCTION OF | COMPLETION OF THE PROJECT. THE CONTRACTOR SHALL SUBMIT ALL REQUIRED ELECTRICAL E01 gtlE_gJFEJEQL LEGEND, NOTES & LIGTH FIXTURE CRAWING DATE. 71200
2. PRECEDENCE: LARGE SCALE DRAWINGS TAKE PRECEDENCE OVER SMALL SCALE AREA OR ITEMS IN CONSIDERATION. DOCUMENTS FOR REVIEW AS REQUIRED BY THE BUILDING OFFICIAL, AND SHALL OBTAIN ALL £02 ENERGY COMPLIANCE (BUILDING INTERIOR) '
DRAWINGS. DETAILS TAKE PRECEDENCE OVER ALL. NOTIFY ARCHITECT OF D. DIRECTED: AS REQUESTED, AUTHORIZED, SELECTED, APPROVED, REQUIRED BY NECESSARY APPROVALS AND PERMITS REQUIRED PRIOR TO INSTALLATION. 03 ENERGY COMPLIANGE (BUILDING EXTERIOR) _
DISCREPANCIES AMONG DRAWINGS PRIOR TO COMMENCING WORK. ARCHITECT OR CONSTRUCTION DOCUMENTS E1 1 SINGLE LINE DIAGRAM. DETAILS & PANELBOARD SHEET TITLE:
3. DIMENSIONING CONVENTIONS: E. FURNISH: SUPPLY AND DELIVER TO JOBSITE DEFERRED SUBMITTALS: ' SCHEDULES !
A. ALL DIMENSIONS ARE GIVEN FROM FACE OF FINISH TO FACE OF FINISH UNLESS F. INDICATED: AS SHOWN, NOTED, AND/OR SCHEDULED ON THE DRAWINGS OR 1. FIRE SPRINKLER SYSTEM . | £31 ELECTRICAL DEMOLITION PLAN - 15T FLOOR
OTHERWISE NOTED. DIMENSIONS NOTED "CLR" OR "CLEAR" MUST MUST BE WRITTEN IN THE SPECIFICATIONS 2. FIRE ALARM SYSTEM - £30 ELECTRICAL DEMOLITION PLAN - 2ND FLOOR
PRECISELY MAINTAINED. DIMENSIONS ARE NOT ADJUSTABLE WITHOUT ARCHITECT'S G. INSTALL: ANCHOR, FASTEN OR CONNECT INTO PLACE AND ADJUST FOR USE; PLACE | 3. DOMESTIC WATER PLUMBING RISER DIAGRAM g = < £33 ELECTRICAL DEMOLITION PLAN - ROOF Cover Sheet
APPROVAL UNLESS OTHERWISE NOTED. OR APPLY IN PROPER POSITION AND LOCATION: ESTABLISH IN PLACE FOR USE OR 4. DOMESTIC GAS RISER DIAGRAM 2 3 E E4.1 POWER & SYSTEMS PLAN - 1ST FLOOR
B. VERIFY DIMENSIONS MARKED PRIOR TO START OF CONSTRUCTION. REPORT SERVICE. ol SITE / 2 % £4.2 POWER & SYSTEMS PLAN - 2ND FLOOR
CONFLICTS OR INCONSISTENCIES TO ARCHITECT. H. PROVIDE: FURNISH AND INSTALL COMPLETE AND READY FOR USE % = 3 £43 POWER & SYSTEMS PLAN - ROOE
C. IN THE EVENT OF OMISSION OF DIMENSIONS OR CONFLICT BETWEEN DIMENSIONS . SIMILAR: COMPARABLE CHARACTERISTICS FOR THE CONDITIONS NOTED. VERIFY A i m £5 1 LIGHTING PLAN - 1ST FLOOR
AS SHOW AND DESIGN INTENT, THE CONTRACTOR SHALL NOTIFY THE ARCHITECT DIMENSIONS AND ORIENTATIONS ON PLANS AND ELEVATIONS - | £59 LIGHTING PLAN - 2ND FLOOR
FOR CLARIFICATION J. TYPICAL: IDENTICAL FOR ALL SIMILAR CONDITIONS,UNLESS OTHERWISE NOTED OCEAN AVENUE ' SHEET NUMBER:
- : : ! | | E6.1 ELECTRICAL DETAILS
D. ALL DIMENSIONS ARE GIVEN BASED ON THE ACTUAL SIZE OF THE CONSTRUCTION 5. ABBREVIATIONS: ABBREVIATIONS THROUGHOUT THE PLANS ARE THOSE IN COMMON i emn £6.2 ELECTRICAL DETAILS
MATERIAL TO WHICH THEY PERTAIN UNLESS OTHERWISE NOTED. USE. CLARIFY WITH THE ARCHITECT THE INTENT OF ANY ABBREVIATION IN QUESTION. £7 1 ELECTRICAL SPECIFICATIONS
4. DEFINITION OF TERMINOLOGY: SEE ABBREVIATIONS LIST THIS SHEET.
A. ALIGN: ACCURATELY LOCATE FINISH FACES IN THE SAME PLANE .
B. APPROVED EQUAL: AS ACCEPTED IN WRITING BY THE ARCHITECT AS BEING OF
EQUIVALENT QUALITY, UTILITY AND APPEARANCE.
C. ASREQUIRED: AS REQUIRED BY REGULATORY REQUIREMENTS, BY REFERENCE




CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

October 16, 2023
CONSENT AGENDA

TO: Historic Resources Board Commissioners

SUBMITTED Marmie R. Waffle, AICP, Principal Planner

BY:
DR 23-164 (Laub Trust): Consideration of a Determination of Consistency with the
Secretary of the Interior's Standards for Design Review application DR 23-164 (Laub
SUBJECT: Trust) to repair existing stucco, repaint the entire building in a new color scheme, and install

one storefront awning on the Ocean Avenue frontage located at the northeast corner of
Ocean Avenue and Dolores Street in the Central Commercial (CC) District and Downtown
Conservation (DC) District. APN 010-134-009-000

RECOMMENDATION:

Adopt a Resolution (Attachment 1) issuing a Determination of Consistency with the Secretary of the
Interior’s Standards for the Treatment of Historic Properties to repair existing stucco, repaint the entire
building in a new color scheme, and install one storefront awning at the historic “Bank of Carmel” building
located on the northeast corner of Ocean Avenue and Dolores Street. APN 010-134-009-000.

EXECUTIVE SUMMARY

The project is the repair of stucco wall cladding, repainting, and installation of a new storefront awning to the
historic “Bank of Carmel” building. The project site is located on the northeast corner of Ocean Avenue and
Dolores Street. All projects affecting historic resources in the Downtown Conservation District require
approval by the Historic Resources Board, followed by a final review by the Planning Commission.

Background/Summary

The “Bank of Carmel,” also known as the Paradise Building, was constructed in 1938 and is an Art Deco-
style building designed by C.J. Ryland. The building contains bas-relief carvings depicting Junipero Serra
by artist Paul Whitman. The building served as a commercial bank from 1938 to 1972 and was originally
founded by Barnet Siegel and T.A. Work. In 2002, Richard N. Janick prepared a DPR 523A form for the
property and noted that the essential Art Deco elements remain on the upper elevations (Attachment 2).

PROJECT DESCRIPTION
The applicant is proposing to repair the stucco wall cladding, repaint the building with a new color scheme,
and install a storefront awning on the Ocean Avenue frontage.

Exterior modifications to historic structures require a Determination of Consistency with the Secretary of the
Interior’'s Standards for the Treatment of Historic Properties (“Secretary’s Standards”). For minor



alterations to historic buildings, the Municipal Code allows staff to prepare the Determination (CMC
17.32.150). Projects involving properties within the Downtown Conservation District are required to be
reviewed by the Historic Resources Board, followed by a final review by the Planning Commission (CMC
17.20.280.A).

STAFF ANALYSIS

Determination of Consistency

The Secretary of the Interior's Standards: The Secretary of the Interior's Standards for the Treatment of
Historic Properties identify four primary treatment approaches to historic resources: preservation,
rehabilitation, restoration, and reconstruction. Rehabilitation is the recommended standard of treatment for
this project. Rehabilitation is defined as the act or process of making possible a compatible use for a
property through repair, alterations, and additions while preserving those portions or features that convey
its historical, cultural, or architectural values.

The Secretary's Standards include ten criteria for evaluating modifications to historic resources (Attachment
3). In accordance with Carmel Municipal Code Section 17.32.150, any alteration that is not a major
alteration is a minor alteration, and staff shall issue a determination of consistency for minor alterations that
comply with the Secretary’s Standards. Staff finds the project consistent with Standards One through Ten
(refer to Attachment 3).

Downtown Conservation District

The City recognizes that Ocean Avenue and the commercial properties that surround this corridor contain
some of the most memorable and important commercial buildings in Carmel. The design character and
ambiance created by these buildings are an essential part of the Carmel experience and critically important
to the economy of the City. This area also has one of the highest concentrations of historic buildings in the
City. The purpose of the downtown conservation district is to protect the historic resources and the general
design context that surrounds them and to implement the following General Plan/Local Coastal Land Use
Plan policies:

A. Recognize the qualities and attributes that make up the unique architectural character of Carmel. Retain
these qualities in existing buildings and encourage the use of them in new structures (LUP Goal G1-3).

B. Protect the special and unique character of Ocean Avenue and the surrounding commercial area.
Ensure, through the administration of land use and design regulations, that the architecture, landscape,
scale, and ambiance of this area are maintained (LUP Policy P1-63).

C. Retain the scale and variety of design established in the retail core when considering changes to
buildings that are not historic. Protect, preserve, and rehabilitate historic commercial architecture that
represents the character, ambiance, and established design context of the commercial area (LUP policy
P1-66).

Projects affecting any historic resource within the District shall require approval by the Historic Resources
Board consistent with CMC Chapter 17.32. In its review, the Board shall apply the Secretary of Interior’s
Standards and shall adopt the following findings:

1. The historic character of the property will be retained and preserved. Distinctive materials, features,
spaces, and spatial relationships that characterize the property will be preserved.

2. Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that



characterize the property will be preserved.

3. The new work shall be subtly differentiated from the old and will be compatible with the historic materials,
features, size, scale, proportion, and massing to protect the integrity of the property and its environment.

4. The proposed development is consistent with the established design context of the conservation district
and will not adversely affect any historic resources on the project site or adjacent sites.

Following action by the Historic Resources Board, the project will be scheduled for final review by the
Planning Commission consistent with CMC Chapter 17.58.

Environmental Review: Staff recommends, pursuant to CEQA regulations, that the Application be found
“not a project” pursuant to section 15378 of the CEQA Guidelines. Adding a historic property to the Carmel
Register, approving an expansion of a setback nonconformity, and issuing a Determination of Consistency
do not grant any permits or entitlements that would result in a direct or indirect physical change in the
environment. A CEQA analysis and determination will be conducted as part of the Design Study review.

FISCAL IMPACT:

N/A

ATTACHMENTS:

Attachment 1 - Resolution

Attachment 2 - DPR 523A Form for Block 71; Lot Spt 8, & 9

Attachment 3 - Secretary's Standards - Rehabilitation_Phase Two Report
Attachment 4 - Project Plans 8-17-22 (mrw)

Attachment 5 - Store Elevation Photo



Attachment 1

CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

HISTORIC RESOURCES BOARD RESOLUTION NO. 2023-XXX-HRB

A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-SEA
ISSUING A DETERMINATION OF CONSISTENCY WITH THE SECRETARY OF THE INTERIOR’S
STANDARDS FOR THE TREATMENT OF HISTORIC PROPERTIES TO REPAIR EXISTING STUCCO,
REPAINT THE ENTIRE BUILDING IN A NEW COLOR SCHEME, AND INSTALL ONE STOREFRONT
AWNING AT THE HISTORIC “BANK OF CARMEL” BUILDING LOCATED ON THE NORTHEAST CORNER
OF OCEAN AVENUE AND DOLORES STREET
APN 010-134-009

WHEREAS, on July 18, 2023, Jason Spaits, Master Lease Holder (“Applicant”), submitted
Design Review application DR 23-164 (“Application”) on behalf of the Paul Irving Laub TR
(“Owner”); and

WHEREAS, the Application has been submitted for the historic “Bank of Carmel” building
located on the northeast corner of Ocean Avenue and Dolores Street in the Central Commercial
(CC) District and Downtown Conservation (DC) District (Block 71, Lots 8 & 9); and

WHEREAS, the Applicant is proposing to repair the exterior stucco wall cladding, repaint
the entire building, and install one awning on the Ocean Avenue frontage; and

WHEREAS, in accordance with CMC Section 17.32.150 (Historic Evaluation Process for
Minor Alterations), any alteration that is not a major alteration is a minor alteration; and

WHEREAS, in accordance with CMC Section 17.32.150.D, staff shall issue a determination
of consistency for minor alterations that comply with the Secretary’s Standards; and

WHEREAS, in accordance with CMC Section 17.20.280 (Procedures and Criteria for Review),
projects affecting any historic resource in the Downtown Conservation District shall require
approval by the Historic Resources Board followed by a final review by the Planning Commission;

WHEREAS, on October 6, 2023, a notice of public hearing was published in the Carmel Pine
Cone for the October 16, 2023, Historic Resources Board meeting in compliance with State law
(California Government Code 65091) and mailed to owners of real property within a 300-foot
radius of the project indicating the date and time of the public hearing; and

WHEREAS, on or before October 6, 2023, the Applicant posted the public notice on the
project site and hand-delivered a copy of the public notice to each property within a 100-foot
radius of the project site indicating the date and time of the public hearing; and



Resolution No. 2023-XXX-HRB Attachment 1
Page 2 of 3

WHEREAS, on or before October 13, 2023, the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on October 13, 2023, the Planning Commission held a duly noticed public
hearing to receive public testimony regarding the Application, including, without limitation, the
information provided to the Planning Commission by City staff and through public testimony on
the project; and

WHEREAS, this Resolution and its findings are made based upon the evidence presented
to the Commission at the hearing date, including, without limitation, the staff report and
attachments submitted by the Community Planning and Building Department; and

WHEREAS, the Planning Commission did hear and consider all said reports, attachments,
recommendations, and testimony herein above set forth and used their independent judgment to
evaluate the project; and

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000,
et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that
certain projects be reviewed for environmental impacts and that environmental documents be
prepared; and

WHEREAS, pursuant to CEQA regulations, the Application is “not be a project” pursuant to
section 15378 of the CEQA Guidelines. The adoption of a Determination of Consistency does not
grant any permits or entitlements approving a project that would result in a direct or indirect
physical change in the environment; and

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated
herein by reference.

NOW, THEREFORE, BE IT RESOLVED that the Historic Resources Board of the City of Carmel-
By-The-Sea does hereby make the following findings and determinations regarding the project:

1. The historic character of the property will be retained and preserved. Distinctive materials,
features, spaces, and spatial relationships that characterize the property will be preserved;

2. Distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterize the property will be preserved;

3. The new work shall be subtly differentiated from the old and will be compatible with the
historic materials, features, size, scale, and proportion and massing to protect the integrity
of the property and its environment; and



Resolution No. 2023-XXX-HRB Attachment 1

Page 3 of 3
4. The proposed development is consistent with the established design context of the
conservation district and will not adversely affect any historic resources on the project site
or adjacent sites.
BE IT FURTHER RESOLVED that the Historic Resources Board of the City of Carmel-By-The-
Sea does hereby ISSUE a Determination of Consistency with the Secretary of the Interior’s
Standards for the Treatment of Historic Properties for the historic “Bank of Carmel” building

located on the northeast corner of Ocean Avenue and Dolores Street (Block 71, Lots 8 & 9).

PASSED, APPROVED, AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF
CARMEL-BY-THE-SEA this 16™ day of October 2023, by the following vote:

AYES:
NOES:
ABSENT:

ABSTAIN:

APPROVED: ATTEST:

Jordan Chroman Leah Young
Chair Historic Resources Board Secretary



Attachment 2

State of California — The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI #
PRIMARY RECORD Trinomial
NRHP Status Code 5D1
Other Listings
Review Code Reviewer Date
Page 1 of 4 . Resource Name or #: (Assigned by recorder) Bank of Carmel
P1. Other Identifier:
P2. Location: 1 Not for Publication Unrestricted a.County Monterey
and (P2b and P2c or P2d. Attach a Location Map as necessary.)
b. USGS 7.5’ Quad Date T ;R H 1/4 of 1/4 of Sec i
c. Address: City Carmel-by-the-Sea Zip 93921
d. UTM: (Give more than one for large and/linear resources) ; mE/ mN

e. Other Locational Data (Enter Parcel #, legal description, directions to resource, elevation, etc., as appropriate)

NE Comer Ocean and Dolores
(Block 71 - South pts. 8 & 9) Parcel No. 10-134-9

P3. Description (Descrbe resource and is mgor elements. include design, matesials, condiion, allerations, size, seting, and boundaries)

A two-story concrete rectangular building with projecting rectangular corner tower-like piers that frame the south and west elevations.
The south elevation features a recessed doorway with the side show windows. The original doorway had side inset curved concrete
walls topped with glass bricks that framed twin stainless steel doors and transoms windows above. Two incised bas relief art deco
sculptures by Paul Whitman frame the door on the upper wall of the south facade. Originally, an Art Deco styled clock and the

Bank of Carmel sign were centered over the doorway."the upper west elevation has the original high glass brick clerestory windows
set in five evenly spaced rectangles of 30, breaking six across in five vertical bands. The comer towers have twin rows of five vertical
bands. The lower elevation was altered in the early 70’s with inset show windows leading to commercial shops, some with

sliding glass doors. The roof is @low gabled truss system that is hidden from view by a continuous horizontal parapet. The essential
Art Deco elements remain on the upper elevations.

P3b. Resource Attributes: (List attributes and codes) HP6 - 1-3 story Commercial Building
P4. Resources Present (X Building [ ] Structure [ ] Object [ ] Site [} District @ Element of District [_] Other (Isolates, etc.)

P5a Photograph or Drawing (Photograph required for buildings, strucluras. s ¢ B PSb mdﬁm NﬂNdae,
; ooking NE at Wiside elev., 12/18/02, #37967-1

%PG. Date Constructed/Age and Sources:
’ [] Prehistoric Historic [ ] Both

1938 Carmel Building Files

P7. Owner and Address
Paul & Irving Laub Trust
&Y P.O. Box W

Carmel, CA 93921

P8 Recorded by: (Name, affiaion, and address)

| Richard N. Janick, P.O. Box 223408, Carmel, CA
93922

P9. Date Recorded: 11/30/2002

g F'10. Survey Type: (Describe)
HRI Carmel 2001-02

P11, Report Citation: (Cite SUrvey fpon and oiher SoUTCEs, ) Sign wivey 1978

Attachments [ | NONE X Continuation Sheet X District Record ] Rock Art Record ] Other: (List)
{1 Location Map [: Building, Structure, and Object Record _i Linear Feature Record [ ] Artifact Record
i Sketch Map [} Archaeological Record {_i Milling Station Record X Photograph Record

DPR 523A (1/95) HistoryMaker 4



State of California — The Resources Agency Primary # Attachment 2
DEPARTMENT OF PARKS AND RECREATION

BUILDING, STRUCTURE, AND OBJECT RECORD HRI #

Page 2 of 4 NRHP Status Code 5D1
Resource Name or #: (Assigned by recorder) Bank of Carmel

B1. Historic Name: Bank of Carmel

B2. Common Name: Paradise Building

B3. Original Use: Commercial B4. Present Use:  Commercial

B5. Architectural Style: Art Deco - Modeme

B6. Construction History: (Construction date, alterations, and date of alterations)
1. Permit#425 (Aug. 24, 1938) Reinforced concrete foundation and basement. Owner: Bank of Carmel; Contractor: W. P.
Sweeney (Cost: $6185)

B7. Moved? [XINo []Yes [ ]Unknown Date: Original Location:
B8. Related Features: )

B9a. Architect: C. J. Ryland b. Builder:  W. A. Sweeney
B10. Significance: Theme: Architectural Development in Carmel Area: Carmel-by-the-Sea
Period of Significance: 1880-1945  Property Type: C-1 Applicable Criteria: CRH3

(Discuss importance in terms of historical or architectural context as defined by theme, period and geographic scope. Also address integrity.)

The Bank of Carmel qualifies under Criteria #3 of the California Register as significant because: 1. It is the only 1930s Art Deco

Style building in Carmel-by-the-Sea; 2. it was designed by C. J. Ryland, who also designed the original Sunset Auditorium; 3. The bas
relief carvings depicting Junipero Serra by artist Paul Whitman are still intact. The building served as a commercial bank from

1938 until 1972 when it was converted into a series of commercial shops. The original south facing entrance and west elevation

have been altered, but could be restored to their original appearance. The original bank was founded by Bamet Siegel, prominent
financier and philanthropist, and T. A. Work.

C. J. Ryland was bom in 1893 in Stockton, CA. He was a resident of Carmel for aimost 50 years. His office was in Monterey where
he built the City Hall and Library. He was both an architect and engineer whose work extended to Santa Cruz, San Jose and

Oakland.

Paul Whitman was an accomplished and versatile artist who played an active role in the arts community of the Monterey Peninsula
for 24 years. A founding member of the Carmel Art Association, Whitman worked in a wide variety of media that included

etching, charcoal drawing, watercolor, oil, lithography, and sculpture. Whitman was bom in Denver, CO in 1897, although

his family later settled in St. Louis, MO. At a young age Whitman became interested in art and took up drawing in his teens. He
attended an East Coast preparatory school, intending to continue his education at Yale University. However, with the entry of

the United States into World War |, he set aside his plans in order to join the armed forces in Europe. Upon his retum to

civilian life in 1921, Whitman joined his stepfather’s insurance business in St. Louis. Later that year he married Anita

(See Continuation Sheet)
B11. Additional Resource Attributes: (List attributes and codes)
B12. References: o - B
1. Carmmel Building Records, Planning Department, City Hall . (Si-(aih Whap ki pprd requited.)
2. Carmel Historic Context Statement (1997) § T T T T N
3. “Then and Now,” Monterey Peninsula Herald, March 15, 1998, . Jd EEN
“The Bank of Carmel by 7T s
(See Continuation Sheet) 4
1 S 39
B13. Remarks: Zoning: C-1 CHCS AD/FD 5 s
. REST
N ‘ ;”‘_5.",‘_* EREST ! s
B14. Evaluator: Richard N. Janick - ‘
Date of Evaluation:  11/30/2002 ‘ B
(This space reserved for official comments.) - 2
Lz0 T, T35 70 T T
ES .

DOLOR
E !

LoT T




State of California — The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI # Attachment 2
CONTINUATION SHEET Trinomial

Page 3 of 4 Resource Name or #: (Assigned by recorder) Bank of Carmel

Recorded by: Richard N. Janick Date 11/30/2002 (X Continuation [ ] Update

B 6. Construction History (Continued from Page 2)

2. Permit #435 (Sept. 20, 1938) Build two-story (concrete) bank building. Architect: C. J. Ryland; Contractor: W. P. Sweeney
(Cost: $28,815) Incised sculptural decoration: Paul Whitman. Original plans in file.

3. Permit #3526 (1960s) - Remodel interior partitions. Owner: Crocker-Anglo National Bank Architect: W. E. Ricker;
Contractor: Joseph Frantessa ($33,000)

4. Permit #70-33 (Feb. 18, 1970) - New flooring, windows, cases, roofing, lighting, painting ($60,000) Contractor: Comstock &
Assoc.; Owner: Crocker Citizens Bank

5. Permit #72-131 (July 10, 1972) - Remodel Bank into shops and retail outlets ($50,000) Owner: Laub Overseas Corp.;
Contractor: Ral Curran

6. Permit #73-7 (Jan. 9, 1973) - Remodel Basement ($6,000); Permit #73-112 (July 26, 1973) - Sprinkier system ($5,000) Owner:
Paul Laub; Contractor: T. Swenton

7. Permit #74-193 (Nov. 1, 1974) - Install balcony to connect front and rear mezzanines ($2,000) Owner: Contractor: Paul Laub

8, Permit #82-111 (July 19, 1982) - Cut concrete to make new entrance doorway ($6,000) Contractor: Monterey Bay Concrete

9. Permit #83-63 (May 16, 1983) - Install skylight ($5,000) Owner: Paul Laub; Contractor: Evans Construction

10. Permit #86-128 (June 17, 1986) - Remodel interior staircase ($2,000) Owner: Contractor: Paul Laub

11. Permit #9641 (March 6, 1996) - Interior remodels ($40,000) Owner: Paul Laub; Contractor: Ausonio Construction

B. 12. References (Continued from Page 2)

4. “Paul Whitman Artist,” by Mary Murray

5. “What's Doing,” Monterey Daily Herald (1930s)

6. “C. J. Ryland” Obituary, Contra Costa Times, January 1980

B. 10. Significance (Continued from Page 2)
oll, and by 1928 their three children, Colden, Ann and Paul had been bom. While several sketchbooks survive from Whitman’s army days.
during his twenties he had little time to devote to art. Despite this, his'interest in being an artist persisted.

In 1926 Whitman made a major change in his life when, at the age of 29, he moved to Carmel to pursue his dream of becoming an artist.
By the time Whitman arrived, the Monterey Peninsula was home to an unprecedented number of talent artists, including William Ritschel,
E. Charlton Fortune, Armin Hansen, Gottardo Piazzoni, August Gay, Paul Dougherty, Francis McComas, Mary DeNeale Morgan,

Charles Rollo Peters, and Percy Gray. Life on the Central Coast was relatively cheap, the climate mild, and its inhabitants tolerant toward
artists. Monterey also offered the presence of the Hotel Del Monte, a noted venue for art exhibitions, where artists could sell works to the
hotef's wealthy clientele. And most importantly, the area was famous for its breathtaking scenery, which drew visitors from around the world.

Shortly after his arrival in Carmel, Whitman began to study etching with Armin Hansen (1886-1957), a native San Franciscan who relocated
to Monterey in 1918. Primarily a painter of maritime scenes, Hansen had taken up etching in 1910 during his studies in Europe. By 1926,
he was widely recognized for his mastery of this art, winning medals in competitions of national and intemational scope. Hansen was a
patient and highly regarded teacher known to encourage and inspire his many students without imposing rigid formulas. .

Like Hansen, Whitman frequently depicted waterfront life in his etchings, as in Monterey Waterfront from 1928. However, this detaled
depiction of rickety shacks perched unsteadily over the bay seems unlikely to have appealed to Hansen. While Hansen tended to focus on
the human activity of the waterfront, Whitmah gravitated toward intricate scenes of piers and wharves that challenged his considerable
drawing skills. His images depict the wharf's buildings, their wooden pilings echoed in the water below, or skiffs hanging suspended from
ropes and pulleys, poised above the waters of the bay. Unlike his teacher, whose etchings capture the bustie of wharf activity, Whitman’s
etchings evoke a mood of quiet reflection.

By 1928, Whitman was beginning to gain notice in the art world. He exhibited as a member of the California Society of Etchers and received
prize from the International Society of Etchers for his piece Linemen. Whitman also began to work in watercolor, and in 1929 the
Smithsonian Institution hosted an exhibition of his work that included both etchings and watercolors.

While a number of regional artists depicted the realities of urbanization that were a major factor of American Bfe in the 1930s, others, lke
Whitman, concentrated on the rural landscape. No matter the subject, his watercolors have in common a lyrical stiflness, as horses graze
timeless landscapes, cypresses stand silent watch along the coast, and figures pause in contemplation. Again and again, Whitman found
inspiration in three-shaded barns and scenes of farm life such as hay making and fieldwork

(See 2nd Continuation Sheet)

DPR 523L {1/95) HistoryMaker 4



State of California — The Resources Agency Primary #
DEPARTMENT OF PARKS AND RECREATION HRI # Attachment 2
CONTINUATION SHEET Trinomial

Page 4 of 4 Resource Name or #: (Assigned by recorder) Bank of Carmel

Recorded by: Richard N. Janick . Date 11/30/2002 Xl Continuation [ ] Update

B. 10. Significance (Coniinued from Page 3)

Late in 1937, Whitman traveled to Guatemala. There, influenced by the glowing colors and bright sunlight, he created some of his strongest
watercolors. His simple scenes of people going about their daily lives - getting a haircut, going to church, selling their wares - are vibrant and
dynamic. In Selling Hats, Guatemala, 1938, a street seller holds a straw hat toward two men, a sea of similar hats lying at their feet. The
hats and the men’s white cotion trousers glow against the shadowed street beyond. Through Whitman’s eyes, an ordinary street scene

is transformed into an image of timeless beauty.

Prior to his Guatemalan trip, Whitman had collaborated with his friend Armin Hansen on a series of murals for the Hotel Del Monte. Painted
on canvas, these murals were removed from the former hotel and are now in the coliection of the Monterey Museum of Art. Whitman’s
interest in exploring new media also led him to work on a number of wooden sculptures, most of which now belong to members of his
family. One public work consists of a pair of bas reliefs created for the imposing facade of the new Bank of Carmel building in the 1930s.
Although now partially hidden by trees, the reliefs can still be seen on the front of the building located in Carmel at the comer of Ocean and
Dolores.

Whitman’s career, like that of many of his compatriots, was disrupted during the war years. From 1942 to 1945 Whitman served with the
U.S. Army Crops of Engineers in San Francisco using his talenis as an artist to help create effective camouflage. During this period, his
work sometimes took him north to the rural area around Santa Rosa where he kept his hand in by painting some of the bams that dotted
.the countryside.

After the war Whitman retumed thankfully to his art. it was during this later period that Whitman painted his finest watercolor, Coast and
Cypress, 1946, an enormous and beautifully executed painting of cypresses, their twisted limbs framing a view of sea and sky. In the

last years of his life, Whitman worked as a consuitant to the State Department of Education and created a large oil painting for Abercrombie
and Fitch. He also received commissions to illustrate two books, one by Pulitzer Prize winning author and feliow Pebbjle Beach resident,
Martin Flavin. Whitman was working on the illustrations for another book when he died suddenly at the age of fifty-three.

The closely-knit arts community moumed Whitman’s untimely death in 1950 and publicly memorialized him as an unselfconsciously
endearing man with great heat and a strong interest in helping others. Whitman’s paintings are held in many private coflections, and, thanks
to the interest of his family, his prints are included in the permanent collections of the Monterey Museum of Art, and the Fine Arts Museums
of San Francisco. Additional works are held in the collections of Stanford University and the Califomia State Library, Sacramento. Whitman
and Hansen’s murals were the focus of a 1974 exhibitions at Monterey Museum of Art, and, more recently, Whitman’s prints were featured
in a 1997 exhibition at the Carmel Art Association.

Looking North at South elevation,
original entrance (1939)

DPR 5231 (1/95) HistoryMaker 4



DR 23-164 (Laub Trust) Attachment 3
Phase Two Report

October 16, 2023

Page 1 of 2

SECRETARY OF THE INTERIOR’S STANDARDS FOR THE TREATMENT OF HISTORIC PROPERTIES
Standards for Rehabilitation

1. A property will be used as it was historically or be given a new use that requires minimal
change to its distinctive materials, features, spaces, and spatial relationships.

Staff Response: The Bank of Carmel building was converted from a bank to commercial shops
circa 1972. The stucco repair, repainting, and installation of an awning do not change the use
of the building. The project is consistent with Standard One.

2. The historic character of a property will be retained and preserved. The removal of
distinctive materials or alteration of features, spaces, and spatial relationships that
characterize a property will be avoided.

Staff Response: The Bank of Carmel building has been painted previously, as evidenced in the
photographs depicting the cracking and peeling. Repairing these portions of the exterior and
repainting the entire building will provide a protective layer over the stucco. All existing
features that characterize the building will remain. The project is consistent with Standard
Two.

3. Each property will be recognized as a physical record of its time, place, and use. Changes that
create a false sense of historical development, such as adding conjectural features or
elements from other historic properties, will not be undertaken.

Staff Response: No conjectural features or architectural elements that would create a false
sense of history are proposed. Standard Three is not applicable.

4. Changes to a property that has acquired historic significance in their own right will be
retained and preserved.

Staff Response: The project will not impact any changes to the Bank of Carmel that have
acquired significance in their own right. Standard Four is not applicable.

5. Distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterize a property will be preserved.

Staff Response: The Bank of Carmel has been painted previously. Repairing the stucco and
repainting the building with a new color scheme will not affect any distinctive materials,
features, finishes, or construction techniques that characterize the property. The project is
consistent with Standard Five.

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of
deterioration requires the replacement of a distinctive feature, the new feature will match
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Phase Two Report

October 16, 2023

Page 2 of 2

the old in design, color, texture, and, where possible, materials. Replacement of missing
features will be substantiated by documentary and physical evidence.

Staff Response: The exterior stucco is displaying signs of deterioration in the form of cracking
and peeling. The deterioration is not so severe that the stucco will need to be replaced.
Standard Six is not applicable.

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means
possible. Treatments that cause damage to historic materials will not be used.

Staff Response: Surface cleaning is not proposed for this project. Standard Seven is not
applicable.

8. Archeological resources will be protected and preserved in place. If such resources must be
disturbed, mitigation measures will be undertaken.

Staff Response: No archeological resources have been located on the site. Standard Eight is
not applicable.

9. New additions, exterior alterations, or related new construction will not destroy historic
materials, features, and spatial relationships that characterize the property. The new work
will be differentiated from the old and will be compatible with the historic materials,
features, size, scale, proportion, and massing to protect the integrity of the property and its
environment.

Staff Response: The project consists of repairing existing stucco, repainting the building in a
new color scheme, and installing a storefront awning on the Ocean Avenue frontage. No
historic materials or features will be impacted. The proposed awning replaces an existing
awning and is easily removable without damaging the resource. The project is consistent
with Standard Nine.

10. New additions and adjacent or related new construction will be undertaken in such a manner
that, if removed in the future, the essential form and integrity of the historic property and its
environment would be unimpaired.

Staff Response: The replacement of an existing south-facing storefront awning along Ocean
Avenue can be easily removed in the future and will have no effect on the integrity of the
Bank of Carmel. The project is consistent with Standard Ten.

Source: U.S. Department of the Interior, National Park Service, Technical Preservation Services,
Washington, D.C., 2017.
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COLORS PRODUCTS ENVIRONMENT EXPLORE PROFESSIONALS

Gorjana Door & Trim Color

MICK GLASS

Milk Glass | DEW358 O of

TRIM ACCENT

Warm White | DEW380 ) Exclusive lvory | DE61g1 )

7 5

ORDER PAINT ORDER PAINT SAMPLE ORDER FREE COLOR CHIP

MILK GLASS PAINT COLOR

DUNN-EDWARDS ID: DEVW358 RL#093

Milk Glass color is a warm, bright white and part of our Whites collection. A designer-favorite, HEX COLOR CODE: FAF7Fo (i)
Milk Glass is a great choice for trim and ceilings paired with soft neutrals for coastal. light-filled RGB COLOR CODE: 250, 247, 240 {D
charm. CMYKCOLORCODE: 0,1.4.2 (i)

MUNSELL: HUE-go2Y | VALUE-93 | CHROMA=04 (i)
Paint colors represented are approximations and are not exact matches. No guarantee is LIGHT REFLECTANCE VALUE: | RV 86 {D
intended and approval or final color selections and color placement are the responsibility of the
property owner or the owner's agent. Purchasing 8 oz. Perfect Palette Sampler color is highly i b i

recommended and is easily done online or in-stores,
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Gorjana Awning

TECHNICAL FEATURES

L (Composition Width (UNI EN 1773/98)

47"
100% solution-dyed acrylic fiber 60"
80”

Weight (UNI EN 5114/82)
8.8 0zlyd? (+/- 5%) >15"

Coated: > 9.7 ozlyd" (+/- 5%)* Coated: > 39.4"*



CERTIFICATE OF FLAME RETARDANCE

J. MILLER CANVAS
ISSUED TO: 5479 soutn BIRCH

SANTA ANA, CA 92707
NUMBER: 5555 DATE: 07-17-2023

THIS CERTIFICATE OF COMPLIANCE IS ISSUED TO VERIFY THAT THE ITEMS OR AREAS
DESCRIBED BELOW ON THIS CERTIFICATE HAVE BEEN TREATED WITH FLAME COAT™.

FLAME COAT™ IS A CLASS A FIRE RETARDANT.

Description of Material, Structure, etc.

40 YARDS OF TEMPOTEST PARA ANTIQUE PINK, TREATED W/FLAMECOAT

N.F.P.A. 701 SMALL SCALE, CLASS A, A.S.T.M E-84, FLAME SPREAD:10, SMOKE DENISTY

AFTER FLAME AVERAGE: 0.0 SECONDS, CALIFORNIA TITLE 19 SECTION 1237, N.F.P.A

GRAY ICE-2

B American
Flamecoat
Inc.

, V/ §
7 vy 520-D Eagleton Downs Drive
/ > 2 W Pineville, NC 28134
4 s (704) 543-0903
& (./

Director GA-1201.01
(General)

Note: Fabrics and/or materials described on this certificate are intended for interior use unless otherwise stated. Due to the number of external forces that can diminish flame
retardancy, this fabric should be periodically retested to insure it retains its effectiveness. We do not warrant the length of time that the fabric remains fire retardant. We do state
that when it leaves our facility, it meets the stated code. Certificate void if material is exposed to open flame or extremely hot lights or electrical wiring.

©2008 #137048






CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

October 16, 2023
PUBLIC HEARINGS

TO: Historic Resources Board Commissioners

SUBMITTED Evan Kort, Associate Planner

BY:
DS 23-201 (Vais): Consideration of a Determination of Consistency with the Secretary of
the Interior's Standards for Design Study application, DS 23-201 (Vais), for alterations, and
SUBJECT: site modifications, to the historic "Louis Ralston House" located on Lincoln Street 4

northwest of Santa Lucia in the Single-Family Residential (R-1) Zoning District. APN: 010-
173-006-000. (NO ACTION REQUIRED.)

RECOMMENDATION:

Staff recommends the Historic Resources Board take no action on the application. The project has been
revised so that it qualifies as a minor alteration to a historic resource for which the associated Determination
of Consistency can be issued by staff.

BACKGROUND/SUMMARY:

The applicant submitted a Design Study Application for alterations to a historic residence known as the
"Louise Ralston House." A Phase || Historic Evaluation was prepared by a qualified professional who
determined the project was not consistent with the Secretary's Standards and would need to be reviewed by
the Historic Resources Board as a major alteration to a historic resource (CMC 17.32.160.A.1).

Following the publication of the meeting notice for the project, the applicant revised the project consistent
with the recommendations in the Phase |l report, and therefore, the project was found to be consistent with
the Secretary's Standards as a minor alteration to a historic resource (CMC 17.32.150.A.1).

Determinations of Consistency for minor alterations to historic resources which the code authorizes staff to
issue. As aresult of the changes made to the project, the project no longer requires a public hearing before
the Historic Resources Board.

FISCAL IMPACT:
Not Applicable.

ATTACHMENTS:




CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

October 16, 2023
PUBLIC HEARINGS

TO: Historic Resources Board Commissioners

SUBMITTED Katherine Wallace, Associate Planner

BY:
DS 23-160 (Lutz): Request for reconsideration of a Determination of Consistency with the
Secretary of the Interior’'s Standards made by the Historic Resources Board on
September 18, 2023 for Design Study application, DS 23-160 (Lutz), for additions,
alterations, and site modifications including a kitchen addition, bedroom addition, and new
SUBJECT: detached garage in the front setback at the historic "Elizabeth F. Armstrong House," and a

request to add the historic resource to the Carmel Register and creation of a design
nonconformity (reduced composite side yard setback) located on Santa Fe Street 4
northwest of 6th Avenue in the Single-Family Residential (R-1) District. APN: 010-092-
005-000.

RECOMMENDATION:

Add the property to the Carmel Register to accommodate a nonconforming composite setback (per CMC
17.32.100), and uphold Resolution 2023-015 passed September 18, 2023. A Draft Resolution has been
provided as Attachment 2.

EXECUTIVE SUMMARY

The applicant is requesting that the Historic Resources Board reconsider the Determination of Consistency
with the Secretary of the Interior’s Standards for Design Study Application (DS 23-160, Lutz) for additions,
alterations, and site modifications including a south kitchen addition, north bedroom addition, and new
detached garage in the front setback at the historic "Elizabeth F. Armstrong House" designed by Hugh
Comstock in 1928. At the September 18, 2023 Historic Resources Board meeting, the Board passed
Resolution 2023-015 (Attachment 1, Resolution 2023-015) and found the project to be consistent with the
Secretary of the Interior’s Standards with the incorporation of four Conditions of Approval, below (revisions
made by the Board during the meeting in red):

1)  The proposed north addition shall be moved as far to the rear (west) as possible.

2) Door and window openings of the 1928 section of the house shall be retained in

place where possible.

3) Stone veneer shall either be omitted from the proposed additions and garage or used in
full.

4)  The garage shall be reduced in size from 250 to 200 square feet,ard-the-bay



windew-featureremeoved-

The applicant is now requesting the Board consider supporting a 250 square-foot garage, instead of the

200-square-foot garage deemed Standards-compliant on September 18, Additionally, the Board is being
asked to add the property to the Carmel Register for the purposes of accommodating a nonconforming
composite setback created by the north bedroom addition. Per CMC 17.32.100.D, Benefits Available to
Historic Resources on the Register, “design nonconformities shall be expanded or created only when this is
found necessary to achieve consistency with the Secretary’s Standards.” Pushing the north addition west
(as required by Resolution 2023-015) creates a nonconforming composite setback but is necessary to
achieve consistency with the Secretary’s Standards.

BACKGROUND AND PROJECT DESCRIPTION

The historic “Elizabeth F. Armstrong House” is located on Santa Fe Street 4 northwest of 6th Avenue. The
one-story, wood-framed, stucco cottage was built in 1928 by Hugh Comstock (Attachment 3, Site Photos).
The Tudor/Storybook-style residence was expanded to the rear in 1958 (to connect to a ¢.1930
guesthouse), and was expanded to the rear again in 1967. According to the DPR 523 survey form
authored by Kent Seavey in 2002 (Attachment 4, DPR 523 form), the property is historically significant
under California Register Criterion 3 “as a contributor to fully documented district that is eligible for
designation as a local historic district.” The Comstock Hill Historic District (eligible but not listed) contains
the largest concentration of early residential buildings by noted Carmel designer/builder Hugh Comstock.
The “Elizabeth F. Armstrong House” also known as “Our House” has the distinction of being the only known
Comstock cottage to be replicated by Comstock for a second client, Elspeth Rose, whose “Sunwise Turn”
cottage at N. Casanova and Palou is commonly referred to as the twin on Palou.

The character defining features of the “Elizabeth F. Armstrong House” are concentrated on the original,
1928 portion of the house and include:

. Irregular plan and steeply pitched gabled roof

. One-story massing

. Textured, rustic stucco exterior walls

. Carmel stone exterior chimney

. Gabled bracket portico at the north entry with triangular, carved wood brackets
. Single, paired, and banked multi-pane wood casement windows

. Arched fixed window north of the chimney

. Wood French doors at the south elevation

The property’s known construction chronology (permitted and/or observed) is as follows:

. The 648 square foot house was built by Hugh Comstock in 1928 (BP# 1978). BP# 1978
also lists a garage (no size was indicated), but the 1930 Sanborn map does not indicate a
garage on the property, so it is not known if it was ever built. The 1930 Sanborn map does show
the main house and also indicates the presence of a cottage at the rear of the lot.

. The DPR form notes that a small rear guest house was built in 1940 (BP# 611). This
information could not be verified as there is no building permit in the file. The only record of this
improvement is in the building permit records held by the Harrison Memorial Library’s History
Room. This record indicates that building permit # 611 was issued in May 1940, however there
is no record of what the permit was for. The 1930 Sanborn map indicates that the cottage was in
place by 1930. The Carmel Cymbal cites that Mr. and Mrs. Ross B. Hoffman who owned the
house in 1941 were moving into their “new house”. The building permit may have been for an
interior remodel since the guest house was already in place.

. In 1958 a 117-square-foot addition was built to connect the 137 square foot rear guest



house with the main house (BP# 2477).
. In 1967 a 444-square-foot bedroom, bathroom, and family room were built at the rear of
the house. Another 137 square feet were removed as part of this project.

A Phase |l Historic Evaluation (Attachment 5) of the project reviewed by the Board on September 18, 2023
was prepared by a City-contracted qualified professional, Margaret (Meg) Clovis, on September 10, 2023.
The evaluation concludes that the project, as proposed, did not meet the Secretary of the Interior’s
Standards for Rehabilitation, but if modified through the incorporation of three recommendations would
meet the Standards and would not have a significant impact on the historic resource. Staff added one
additional recommendation specifying that the garage in the front setback be limited to 200 square feet
instead of the 250 square feet proposed by the applicant. On September 18, 2023, the Board passed
Resolution 2023-015 with the Conditions of Approval below (revisions made by the Board during the
meeting in red):

1)  The proposed north addition shall be moved as far to the rear (west) as possible.

2) Door and window openings of the 1928 section of the house shall be retained in

place where possible.

3) Stone veneer shall either be omitted from the proposed additions and garage or used in

full.
4)  The garage shall be reduced in size from 250 to 200 square feet,ard-the-bay
window-feature-remeved:

The revised Design Study 23-160 (Lutz) before the Board for review on October 16, 2023, proposes
additions, alterations, and site modifications including a 76-square-foot south kitchen addition; a 125-square-
foot north bedroom addition (previously proposed as a 135-square-foot north bedroom addition) requiring
infill of one historic window; fenestration changes on the non-historic portions of the house; and a new,
detached, 250-square-foot garage in the front setback (approved at 200 square feet by the HRB on
September 18, 2023).

The 4,000-square-foot property is permitted to have 1,800 square feet of floor area; the existing floor area
is 1,288 square feet (a 1,249 square-foot house and a 39-square-foot shed, to be demolished) and the
proposed floor area is 1,700 square feet (1,249 square-foot house plus 76-square-foot south kitchen
addition, 125-square-foot north bedroom addition, and 250-square-foot garage). The proposed project will
not result in the property reaching or exceeding allowed floor area. CMC 17.10.030.D.2.d.iand 17.10.030.F
state:

Required Parking. On each site, a minimum of 200 square feet of base floor area and 2,200 cubic
feet of exterior volume shall be reserved for each required parking space whether provided by
means of a garage, carport or parking pad. Inability to provide on-site parking shall not authorize
more floor area or exterior volume for other purposes in lieu of parking.

Required parking spaces shall be provided by a garage, carport or parking pad measuring at
least 10 feet by 20 feet having practical ingress and egress for a vehicle. Tandem parking is
allowed in this district. All required parking shall be provided on-site and shall be counted as floor
area and exterior volume.

The proposed placement of the detached garage is at the northeast corner of the property, within the front
setback. The eaves of the proposed garage will abut the east (front, street-side) property line. A garage in
the front setback may be authorized by the Planning Commission per CMC 17.10.030.A.1; following review
by the HRB the project will be reviewed by the Planning Commission.



On September 20, 2023, the applicant submitted a request for reconsideration (Attachment 6), per the
Historic Resources Board “Rules of Procedure” (Attachment 7) Section IV.C, which states:

Any applicant may request that a Historic Resources Board decision be reconsidered by the Board.
Requests for reconsideration must be made in writing within five (5) working days of the Boards action
and state the specific error or omission committed by the Board in the decision, or provide additional,
relevant information not considered by the Board.

The applicant has also provided revised plan sheets to supplement the original plan set submittal
(Attachments 8 and 9). The following work is included in the revised project; the garage is the only
outstanding project component requiring a reconsidered determination:

76-square-foot kitchen addition at the south elevation (approved 9/18/23)

124-square-foot bedroom addition at the north elevation (pushed west as required 9/18/23)

Fenestration changes on rear portions of the house (approved 9/18/23)

250-square-foot detached garage in the front setback (increased from 200 square feet as approved
9/18/23; note that the north bay window on the garage and the trash enclosure add additional mass but are
not counted in the 250 square feet of floor area)

STAFF ANALYSIS

Secretary of the Interior’s Standards: Per CMC 17.32.120 Alteration of Historic Resources, the
proposed Lutz project shall first obtain a determination of consistency with the Secretary’s Standards. The
Secretary of the Interior’'s Standards for the Treatment of Historic Properties (Standards) as defined in
CMC 17.32.230.Y, provides the framework for evaluating the impacts of additions and alterations to historic
buildings. The Standards describe four treatment approaches: preservation, rehabilitation, restoration and
reconstruction. The Standards require that the treatment approach be determined first, as a different set of
standards apply to each approach. For the proposed Lutz project, the treatment approach is rehabilitation.

All work proposed on the non-historic rear portions of the house (including the 76-square-foot kitchen
addition on the non-historic portion of the south elevation and various fenestration changes on non-historic
areas) comply with the Secretary of the Interior's Standards for Rehabilitation (Attachment 4).

The only project component remaining that requires a determination of consistency is the proposed 250-
square-foot detached garage in the front setback. Standard 2 and Standard 9 both speak to the importance
of preserving spatial relationships that characterize the historic property. Analysis of the proposed 250-
square-foot garage by Ms. Clovis and City staff is provided below.

Standard 2: The historic character of a property will be retained and preserved. The removal of
distinctive materials or alteration of features, spaces, and spatial relationships that characterize
the property will be avoided.

Standard 9: New additions, exterior alterations, or related new construction will not destroy
historic materials, features, and spatial relationships that characterize the property. The new
work shall be differentiated from the old and will be compatible with the historic materials, features, size,
scale, and proportion, and massing to protect the integrity of the property and its environment.

Clovis: The proposed single-car garage will be located at the northeast corner of the lot, fronting Santa Fe



Street. Carmel’s Historic Context Statement states, “An adjunct to many houses figuring prominently in the
streetscapes of Carmel is a detached single car garage, usually front gabled, sided with board and batten,
entered via an arched vehicular door, and set close to the street (p. 52).” The proposed garage conforms to
traditional Carmel garage designs as it has a front gable, board and batten siding, and is set close to the
street. Its placement in the northeast corner does not significantly block the view of the cottage from the
street, therefore spatial relationships will not be impacted.

Staff Response: Staff recommends the proposed garage be reduced in size from 250 to 200 square feet.
At 250 square feet, the proposed garage will visually obscure more of the historic resource than if the size
was reduced to 200 square feet. Staff recommendation is based on the City’s municipal code, which
identifies 200 square feet as the adequate size of a garage. A 200-square-foot garage would better
preserve the historic site plan (a set back residence with a large front garden area) and would be less
detrimental to public visibility of the property than if the applicant were to construct the proposed 250-
square-foot garage with a projecting bay window feature and a projecting trash enclosure (neither of which
count towards the 250 square feet of garage floor area).

Options for the Board:
1. Adopt the draft Resolution and accept staff conditions of approval as proposed.
2. Adopt the draft Resolution with modified conditions of approval.
3. Deny the draft Resolution and direct staff to return to the Board next month with a Resolution of
Denial. Please note the applicant may choose to appeal the Board decision to the City Council.

FISCAL IMPACT:
ATTACHMENTS:

Attachment 1 - Resolution 2023-015-HRB (9/18/23)
Attachment 2 - Draft Resolution 2023-XXX-HRB

Attachment 3 - Site Photos

Attachment 4 - DPR 523 Form

Attachment 5 - Phase |1 Evaluation

Attachment 6 - Applicant Request for Reconsideration
Attachment 7 - Historic Resources Board Rules of Procedure
Attachment 8 - Project Plans reviewed by HRB on 9/18/23
Attachment 9 - Revised Project Plan Sheets



Resolution No. 2023-015-HRB — Amended by the HRB on September 18, 2023 Attachment 1

CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

HISTORIC RESOURCES BOARD RESOLUTION NO. 2023-015-HRB

A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-SEA
ISSUING A DETERMINATION OF CONSISTENCY WITH THE SECRETARY OF THE INTERIOR’S
STANDARDS, WITH CONDITIONS, FOR DESIGN STUDY APPLICATION, DS 23-160 (LUTZ), FOR
ADDITIONS, ALTERATIONS, AND SITE MODIFICATIONS INCLUDING A 76-SQUARE-FOOT
KITCHEN ADDITION, A 135-SQUARE-FOOT NORTH BEDROOM ADDITION, FENESTRATION
CHANGES, AND A NEW DETACHED 250-SQUARE-FOOT GARAGE IN THE FRONT SETBACK AT
THE HISTORIC “ELIZABETH F. ARMSTRONG HOUSE” LOCATED ON SANTA FE STREET 4
NORTHWEST OF 6™ AVENUE IN THE SINGLE-FAMILY RESIDENTIAL (R-1) DISTRICT. APN:
010-092-005-000.

WHEREAS, on May 31, 2023, Thomas Bateman Hood, Architect (“Applicant”) submitted
an application on behalf of Carol and Breck Lutz (“Owners”) requesting the issuance of a
Determination of Consistency with the Secretary of the Interior’s Standards for Design Study
application DS 23-160 (Lutz) described herein as (“Application”); and

WHEREAS, the Application has been submitted for the property located on Santa Fe Street
4 northwest of 6™ Avenue in the Single-Family Residential (R-1) District (Block 60, Lot 11); and

WHEREAS, the Applicant is proposing a substantial alteration involving additions,
alterations, and site modifications; and

WHEREAS, in accordance with CMC Section 17.32.160.A.2, substantial alterations as
defined in CMC Section 17.70.020 are considered major alterations; and

WHEREAS, in accordance with CMC Section 17.32.160.B, determinations of consistency
for major alterations shall be prepared by a qualified professional;

WHEREAS, Margaret Clovis, a qualified professional, prepared a Phase Two Historic
Assessment and found the project inconsistent with the Secretary’s Standards; and

WHEREAS, if certain modifications to the project were implemented, the project could be
found consistent with the Secretary’s Standards; and

WHEREAS, on September 8, 2023, notice of the September 18, 2023 public hearing was
published in the Carmel Pine Cone in compliance with State law (California Government Code
65091), and mailed to owners of real property within a 300-foot radius of the project indicating
the date and time of the public hearing; and

WHEREAS, on or before September 8, 2023, the Applicant posted the public notice on the
project site and hand-delivered a copy of the public notice to each property within a 100-foot
radius of the project site indicating the date and time of the public hearing; and



Resolution No. 2023-015-HRB — Amended by the HRB on September 18, 2023 Attachment 1

WHEREAS, on or before September 15, 2023 the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on September 18, 2023 the Historic Resources Board held a duly noticed public
hearing to receive public testimony regarding the project including without limitation the
information provided to the Historic Resources Board by City staff; and

WHEREAS, this Resolution and its findings are made based upon the evidence presented
to the Board at the September 18, 2023 hearing, including, without limitation, the staff report
and attachments submitted by the Community Planning & Building Department; and

WHEREAS, the Historic Resources Board did hear and consider all said reports,
attachments, recommendations, and testimony herein above set forth and used their
independent judgment to evaluate the project; and

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§
15000, et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require
the review of certain projects for environmental impacts and preparation of environmental
documents; and

WHEREAS, issuance of a Determination of Consistency with the Secretary of the Interior’s
Standards is “not a project” pursuant to section 15378 of the CEQA Guidelines as it does not grant
any permits of entitlements approving a project which would result in a direct or indirect physical
change in the environment; and

WHEREAS, a CEQA analysis and determination will be conducted as part of the Planning
Commission Final Details hearing; and

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated
herein by reference.

NOW, THEREFORE, BE IT RESOLVED that the Historic Resources Board of the City of
Carmel-by-the-Sea does hereby issue a Determination of Consistency with the Secretary of the
Interior’s Standards for the Treatment of Historic Properties for a Design Study application, DS
23-160 (Lutz) for additions, alterations, and site modifications including a 76-square-foot south
kitchen addition, a 135-square-foot north bedroom addition, fenestration changes, and a new
detached 250-square-foot garage in the front setback at the historic “Elizabeth F. Armstrong
House” location on Santa Fe Street 4 northwest of 6" Avenue in the Single-Family Residential (R-
1) District (APN: 010-092-005-000), subject to the following conditions:

1) The proposed north addition shall be moved as far to the rear (west) as possible.

2) Door and window openings of the 1928 section of the house shall be retained in
place where possible.

3) Stone veneer shall either be omitted from the proposed additions and garage or used in
full.

4) The garage shall be reduced in size from 250 to 200 square feet;and-thebay-
window feature removed-:
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PASSED, APPROVED AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF
CARMEL-BY-THE-SEA this 18" day of September, 2023 by the following vote:

AYES: Kathy Pomeroy, Karyl Hall, Esther Goodhue
NOES: Jordan Chroman

ABSENT: Erik Dyar

ABSTAIN:
APPROVED: ATTEST:
Jordan Chroman Leah Young

Chair Historic Resources Board Secretary



Resolution No. 2023-XXX-HRB Attachment 2

CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

HISTORIC RESOURCES BOARD RESOLUTION NO. 2023-XXX-HRB

A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-SEA
ADDING THE HISTORIC “ELIZABETH F. ARMSTRONG HOUSE” TO THE CARMEL REGISTER TO
ALLOW A REDUCED COMPOSITE SIDE YARD SETBACK, AND UPHOLDING THE
DETERMINATION OF CONSISTENCY WITH THE SECRETARY OF THE INTERIOR’S STANDARDS
MADE BY THE HISTORIC RESOURCES BOARD ON SEPTEMBER 18, 2023 UNDER RESOLUTION
2023-015-HRB FOR DESIGN STUDY APPLICATION, DS 23-160 (LUTZ), FOR ADDITIONS,
ALTERATIONS, AND SITE MODIFICATIONS AT THE PROPERTY LOCATED ON SANTA FE STREET
4 NORTHWEST OF 6™ AVENUE IN THE SINGLE-FAMILY RESIDENTIAL (R-1) DISTRICT. APN:
010-092-005-000

WHEREAS, on May 31, 2023, Thomas Bateman Hood, Architect (“Applicant”) submitted
an application on behalf of Carol and Breck Lutz (“Owners”) requesting the issuance of a
Determination of Consistency with the Secretary of the Interior’s Standards for Design Study
application DS 23-160 (Lutz) described herein as (“Application”); and

WHEREAS, the Application has been submitted for the property located on Santa Fe Street
4 northwest of 6™ Avenue in the Single-Family Residential (R-1) District (Block 60, Lot 11); and

WHEREAS, the Applicant is proposing a substantial alteration involving additions,
alterations, and site modifications; and

WHEREAS, in accordance with CMC Section 17.32.160.A.2, substantial alterations as
defined in CMC Section 17.70.020 are considered major alterations; and

WHEREAS, in accordance with CMC Section 17.32.160.B, determinations of consistency
for major alterations shall be prepared by a qualified professional;

WHEREAS, Margaret Clovis, a qualified professional, prepared a Phase Two Historic
Assessment and found the project inconsistent with the Secretary’s Standards; and

WHEREAS, if certain modifications to the project were implemented, the project could be
found consistent with the Secretary’s Standards; and

WHEREAS, on September 8, 2023, notice of the September 18, 2023 public hearing was
published in the Carmel Pine Cone in compliance with State law (California Government Code
65091), and mailed to owners of real property within a 300-foot radius of the project indicating
the date and time of the public hearing; and

WHEREAS, on or before September 8, 2023, the Applicant posted the public notice on the
project site and hand-delivered a copy of the public notice to each property within a 100-foot
radius of the project site indicating the date and time of the public hearing; and
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WHEREAS, on or before September 15, 2023 the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on September 18, 2023 the Historic Resources Board held a duly noticed public
hearing to receive public testimony regarding the project including without limitation the
information provided to the Historic Resources Board by City staff and passed Resolution 2023-
015-HRB issuing a Determination of Consistency with the Secretary of the Interior’s Standards
with Conditions of Approval; and

WHEREAS, on September 20, 2023, the Applicant submitted a request for reconsideration
per the Historic Resources Board “Rules of Procedure” Section IV.C, specifically requesting the
property be added to the Carmel Register for the purposes of allowing a reduced site yard
composite setback, and also requesting the Board reconsider Resolution 2023-015-HRB Condition
of Approval #4 to allow a 250-square-foot garage instead of a 200-square-foot garage; and

WHEREAS, on October 6, 2023, notice of the October 16, 2023 public hearing was
published in the Carmel Pine Cone in compliance with State law (California Government Code
65091), and mailed to owners of real property within a 300-foot radius of the project indicating
the date and time of the public hearing; and

WHEREAS, on or before October 6, 2023, the Applicant posted the public notice on the
project site and hand-delivered a copy of the public notice to each property within a 100-foot
radius of the project site indicating the date and time of the public hearing; and

WHEREAS, on or before October 13, 2023 the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on October 16, 2023 the Historic Resources Board held a duly noticed public
hearing to receive public testimony regarding the project including without limitation the
information provided to the Historic Resources Board by City staff; and

WHEREAS, this Resolution and its findings are made based upon the evidence presented
to the Board at the October 16, 2023 hearing, including, without limitation, the staff report and
attachments submitted by the Community Planning & Building Department; and

WHEREAS, the Historic Resources Board did hear and consider all said reports,
attachments, recommendations, and testimony herein above set forth and used their
independent judgment to evaluate the project; and

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§
15000, et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require
the review of certain projects for environmental impacts and preparation of environmental
documents; and

WHEREAS, issuance of a Determination of Consistency with the Secretary of the Interior’s
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Standards is “not a project” pursuant to section 15378 of the CEQA Guidelines as it does not grant
any permits of entitlements approving a project which would result in a direct or indirect physical
change in the environment; and

WHEREAS, a CEQA analysis and determination will be conducted as part of the Planning
Commission Final Details hearing; and

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated
herein by reference.

NOW, THEREFORE, BE IT RESOLVED that the Historic Resources Board of the City of
Carmel-by-the-Sea does hereby add the historic “Elizabeth F. Armstrong House” to the Carmel
Register to allow a reduced composite side yard setback, and uphold the Determination of
Consistency with the Secretary of the Interior’s Standards made by the Board on September 18,
2023 under Resolution 2023-015-HRB for Design Study application, DS 23-160 (Lutz), for
additions, alterations, and site modifications at the property located on Santa Fe Street 4
northwest of 61" Avenue in the Single-Family Residential (R-1) District. APN: 010-092-005-000),
subject to the following Conditions.

1) The proposed north addition shall be moved as far to the rear (west) as possible.
2) Door and window openings of the 1928 section of the house shall be retained in
place where possible.
3) Stone veneer shall either be omitted from the proposed additions and garage or used in

full.
4) The garage shall be reduced in size from 250 to 200 square feet.

PASSED, APPROVED AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF
CARMEL-BY-THE-SEA this 16" day of October, 2023 by the following vote:

AYES:
NOES:
ABSENT:

ABSTAIN:

APPROVED: ATTEST:

Jordan Chroman Leah Young
Chair Historic Resources Board Secretary
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Figure 8: Rear (west) elevation, partially blow-grade. »
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' State of California — The Resources Agency Primary #
i E)‘EPARTMENT OF PARKS AND RECREATION HRI # i )
'RIMARY RECORD e
NRHP Status Code 5D1
Other Listings
Review Code =~ Reviewer __ Date
Page of Resource Name or #: (Assigned by recorder) Elizabeth F. Armstrong Hse.
P1. Other Identifier:
P2. Location: - Not for Publication : | Unrestricted a. County Monterey
and (P2b and P2c or P2d. Attach a Location Map as necessary.)
b. USGS 7.5’ Quad Date T iR ; 1/4 of 1/4 of Sec ; B.M.
c. Address: City Carmel-by-the-Sea Zip 93921
d. UTM: (Give more than one for large and/linear resources) ; mE/ mN

e. Other Locational Data (Enter Parcel #, legal description, directions to resource, elevation, etc., as appropriate)

3 NW of 6th, w/side of Santa Fe (Blk 60, Lot 11)
Parcel No. 010-092-005

P3. Description (Describe resource and its major elements. Include design, materials, condition, alterations, size, setting, and boundaries)

A one-story wood-framed “storybook” cottage, irreqular in plan, resting on a concrete foundation. The exterior wall cladding is a
textured stucco, over felt. There is a large, exterior gable wall chimney of Carmel stone centered in the east side elevation. The
side-gabled roof is steeply pitched, with a discemable break at the eave line where it projects out over a sitting room bay at the SE
end of the building, and the original kitchen to the SW. A room addition west of the old kitchen on the SW comer of the house,
connected the main building block to a detached guest hse. in 1940. A gabled roof hood with simple tnangular wood brackets,
projecting from a gabled wall dormer, covers the front (north) entry at the NE comer. All roof surfaces are covered in wood shingle.
Fenestration is irregular and consists of single, paired and banked multi-pane wood casement windows. There is a small, narrow
arched three-light casement window just north of the Carmel sone chimney on the east side elevation. It has a braced wood shutter
of the same shape with a cut-out heart in the center. Wooden French doors open into a well maintained formal garden of timmed
hedges and planting beds traversed by gravel walkways. The Santa Fe frontage masks much of the cottage behind mature
shrubbery and trees.

b. Resource Attributes: (List attributes and codes)
. Resources Present > Building ) Structure [ Object [ Site [ District ) Element of District [ Other (Isolates, etc.)
P5a. Photograph or Drawing (Photograph required for buildings, structures, and objects) P5b. Descripion of Photo: (View, date, acoession#)
— = . N - ——— " View toward ). Photo No: 3052-, .
| i s O R TR > S % (
| ..&J—i’ I .

P6. Date Constructed/Age and Sources:
7 Prehistoric [ Historic [} Both

1928 Carmel bldg. records

P7. Owner and Address

James Crowley & Marybeth Crow
P.O. Box 2712
Rancho Santa Fe, CA 92067

P8. Recorded by: (Name, affiliation, and address)

Kent L. Seavey, Preservation Consultant, 310
Lighthouse Ave., Pacific Grove, CA 93950

P9. Date Recorded: 2/25/2002

P10. Survey Type: (Describe)
Carmel Historic Resource Inventory - 2001

me
‘achments ; NONE + Continuation Sheet ] District Record 1 Rock Art Record ) Other: (List)
Location Map - : Building, Structure, and Object Record [ Linear Feature Record [ Artifact Record
. . Sketch Map : ; Archaeological Record 1 Milling Station Record [ Photograph Record

DPR 523A (1/95) HistoryMaker 4 San Buenaventura Research Associates



| State of California — The Resources Agency Attachment 4
DEPARTMENT OF PARKS AND RECREATION

TUILDING, STRUCTURE, AND OBJECT RECORD HRI # Primary # |

je

of NRHP Status Code 5D1
Resource Name or #: (Assigned by recorder) Elizabeth F. Ammstrong Hse.

B1. Historic Name: ‘Our House’

B2. Common Name: ‘Our House’

B3. Original Use: residence B4. Present Use:  residence
BS5. Architectural Style: Tudor (Storybook substyle)

B6. Construction History: (Construction date, alterations, and date of alterations)

Constructed 1928 (Cbp #1978); small guest hse. to rear 1940 (Cbp # 611); 1958 combine main hse. w/guest hse. (Cbp #
2477); 1967 bedroom - bath-family room addition & foundation work (Cbp # 4695, Cbp # 4698)

B7. Moved? ;No i Yes | Unknown Date: Original Location:
B8. Related Features:

B9a. Architect: designer/Hugh Comstock b. Builder:  Hugh Comstock
B10. Significance: Theme: Architectural Development Area: Carmel-by-the-Sea
Period of Significance: 1903-1940  Property Type:  single family residence Applicable Criteriaz CR 3

(Discuss importance in terms of historical or architectural context as defined by theme, period and geographic scope. Also address integrity.)

The Elizabeth F. Armstrong Hse. is significant under Califomia Register criterion 3 as a contributor to a fully documented
district that is eligible for designation as a local historic district. The Comstock Hill Historic District contains the largest
concentration of early residential buildings by noted Carmel designer/builder Hugh White Comstock (1893-1950), in Carmel.
Outside of Michael J. Murphy, Comstock is the most important early builder in the village. With no architectural training and
only basic carpentry skills, Comstock designed, and constructed Carmel's first “fairy-tale” cottage in 1924, as a showroom for
his doll maker wife. The storybook cottage was a whimsical caricature of the popular Tudor style, with no straight building
lines, including the Carmel stone chimneys. Its wood frame was clad with a mixture plaster and pine needles, troweled over
burlap to create an uneven textured surface. Undulating ridgelines, and randomly carved pieces from the door and window
casings added to the rustic effect. The tiny building struck a chord within Carmel’s artistic community and Comstock rapidly
found himself in the construction trade. Comstock’s early work was highly imaginative and individual. The 11 Comstock
buildings, including Elizabeth Armstrong’s “Our House”, that make up the historic district represent the full range of his talent
during his formative years as a designer/builder, between 1924 & 1929.

Elizabeth Ammstrong’s “Our House” has the distinction of being the only known Comstock cottage to be replicated by
Comstock for a second client, Elspeth Rose, whose “Sunwise Tum” cottage at N. Casanova & Palou is commonly referred to
as the twin on Palou.

B11. Additional Resource Attributes: (List attributes and codes) HP2 - Single Family Property

B12. References:

B13. Remarks: Zoning R-1

CHCS (AD)
B14. Evaluator: Kent L. Seavey

Date of Evaluation: 2/25/2002

|

DPR 523B (1/95) HistoryMaker 4

Carmel bldg. records, Carmel Planning Dept., City Hall, Carmel (Sketch Map with north arrow required.)

Carmel Historic Context Statement 1997

Mathewson, Joanne, The Fairy Tale Houses of Carmel,Joanne
Mathewson:Carmel, 1974.

Paul, Linda L., Cottages by the Sea, Universe Press:New York,
2000.

(This gbéce reserved for official comments.)
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DEPARTMENT OF PARKS AND RECREATION HRI #
e of Resource Na_n; or?(Assig_ned tg/}ecér_d;r) o Elizét;th FfArrﬁ-s_t;ng ﬁée. S
~orded by: Kent L. Seavey Date 2/25/2002 1 Continuation 1 ; Update

B10. “Our House” had a guest hse. added at the SW comer of the property in 1940, designed by Hugh Comstock. In 1958 a small
addition to the rear of the original kitchen, on the south (rear) elevation connected the main building block to the guest house.
Subsequently, in 1967 a further reconfiguration of the rear of the house added a bedroom, bath and family room, cleaning up the lines
of the earlier “attachment” to the guest house. While there has been change to the rear of the building, the appearance of the front
(north) and east side elevations, those seen from the public street, remain much as they were when constructed in 1928. The east side
elevation is particularly interesting when compared with its twin, “Sunwise Tum”, on Palou. As part of the Comstock Hill Historic District,
“Our House”, is an integral part of that significant and distinguishable entity (the district), even though its own components may lack
individual distinction. The Armstrong Hse. clearly reflects the findings of, and is consistant with the 1997 Carmel Historic Context
Statement under the theme of architectural development.

B12. Sanbom insurance map of Carmel 1930, 1930-62.

DPR 523L (1/95) HistoryMaker 4



Attachment 5

September 10, 2023

Phase Two Report for the Elizabeth F. Armstrong House
(APN 010-092-005), Carmel-by-the-Sea, CA.

Executive Summary

The Elizabeth F. Armstrong House is located at Santa Fe Street 4 NW of Sixth Avenue. In 2002 the
Storybook style cottage was evaluated for historical significance using the California Register for Historic
Resources criteria and found eligible for listing under Criterion Three (Architecture) as a contributor to
the Comstock Hill Historic District!, which contains the largest concentration of early residential
buildings designed by noted Carmel designer/builder Hugh White Comstock. The Elizabeth F. Armstrong
House was listed on the Carmel Inventory of Historic Resources on May 25, 2005.

The house was built in 1928 as the retirement home of Elizabeth F. Armstrong, a former teacher at
Bethany College in Ohio and one-time New York Herald columnist. The historical evaluation (recorded
on DPR523 A & B survey forms) states that the property “is significant under California Register Criterion
3 (architecture) as a contributor to a fully documented district that is eligible for designation as a local
historic district.” The house is also the only known Comstock cottage to be replicated by Comstock for a
second client, Elspeth Rose, which is located at North Casanova and Palou. The construction history
including additions and alterations to the house is as follows:

e The 648 square foot house was built by Hugh Comstock in 1928 (BP# 1978). BP# 1978 also lists a
garage (no size was indicated), but the 1930 Sanborn map does not indicate a garage on the
property, so it is not known if it was ever built. The 1930 Sanborn map does show the main
house and also indicates the presence of a cottage at the rear of the lot.

e The DPR form notes that a small rear guest house was built in 1940 (BP# 611). This information
is incorrect as there is no building permit in the file. The only record of this improvement is in
the building permit records held by the Harrison Memorial Library’s History Room. This record
indicates that building permit # 611 was issued in May 1940, however there is no record of what
the permit was for. The 1930 Sanborn map indicates that the cottage was in place by 1930. The
Carmel Cymbal cites that Mr. and Mrs. Ross B. Hoffman who owned the house in 1941 were
moving into their “new house”. The building permit may have been for an interior remodel since
the guest house was already in place.

e In 1958 a 117 square foot addition was built to connect the 137 square foot rear guest house
with the main house (BP# 2477).

e In 1967 a 444 square foot bedroom, bathroom, and family room were built at the rear of the
house. Another 137 square feet were removed as part of this project.

The survey form notes that, “While there has been change to the rear of the building, the appearance of
the front elevation is particularly interesting when compared with its twin, Sunwise Turn on Palou. As
part of the Comstock Hill Historic District, Our House is an integral part of that significant and
distinguishable [District], even though its components may lack individual distinction.”

1 The Comstock Hill Historic District has never been formally listed in Carmel’s Inventory of Historic Resources.
2 Carmel Cymbal, 9/4/1941, p. 2.
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Character-Defining Features

A character-defining feature is an aspect of a building’s design, construction, or detail that is
representative of the building’s function, type, or architectural style. Generally, character-defining
features include specific building systems, architectural ornament, construction details, massing,
materials, craftsmanship, site characteristics and landscaping within the period of significance®. The
period of significance for the Elizabeth F. Armstrong House is 1928 (the date of construction).

In order for an important historic resource to preserve its significance, its character-defining features
must be retained to the greatest extent possible. An understanding of a building’s character-defining
features is a crucial step in developing a plan that incorporates an appropriate level of rehabilitation.
The Elizabeth F. Armstrong House is a good example of Hugh Comstock’s Storybook style. Its character-
defining features include:

e Irregular plan and steeply pitched gabled roof

o One-story massing

e Textured, rustic stucco exterior walls

e Carmel stone exterior chimney

e Gabled bracket portico at the north entry with triangular, carved wood brackets
e Single, paired, and banked multi-pane wood casement windows

e Arched fixed window north of the chimney

e Wood French doors at the south elevation

e Braced wood shutters with heart cut-outs

Note: Character-defining features are concentrated on the 1928 section of the house.

i7"

Figure 1:
Front elevation

3 The historical evaluation states that the period of significance for the Elizabeth F. Armstrong House is 1903 —
1940. However, per the National Park Service, the Period of Significance for a property eligible under Criterion 3
should be the date of construction and/or the dates of any significant alterations or additions.
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Proposed Project Description

The entire project includes bedroom, bathroom, and kitchen additions (see revised plans by Thomas
Bateman Hood Architecture dated 9/1/23). This report will focus on proposed construction that will
impact the original 1928 cottage. Work planned for the non-historic (rear) sections of the cottage
(including a 76 square foot kitchen addition on the south elevation, and fenestration changes) is not
applicable to this report because the work complies with the Secretary of the Interior’s Standards for
Rehabilitation. A new 250 square foot single car detached garage and stone paver driveway are
proposed for the northeast corner of the lot, fronting Santa Fe Street. The project plans outline the
following work for the 1928 section of the cottage:

A) A 135 square foot bedroom addition will be constructed on the historic north elevation of the
cottage.

B) The French doors on the historic south elevation will be relocated 18” to the west. This move will
necessitate demolishing and rebuilding the original Carmel stone steps to the door.

C) A paired casement window on the historic south elevation (illuminating the current kitchen
space/proposed dining room space) will be moved east to center.

D) A banked window on the historic north elevation will be moved 3 feet to the east to accommodate
the proposed north bedroom addition.

E) A bathroom window on the historic north elevation will be removed/infilled due to the construction
of the new bedroom.

Figure 2: View of window on front elevation.
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The Secretary of the Interior’s Standards for Rehabilitation
Compliance Evaluation

As a historical resource, the Elizabeth F. Armstrong House is subject to review under the California
Environmental Quality Act (CEQA). Generally, under CEQA, a project that follows the Standards for
Rehabilitation contained within The Secretary of the Interior’s Standards for the Treatment of Historic
Properties is considered to have mitigated impacts to a historical resource to a less-than-significant level
(CEQA Guidelines 15064.5).

The compliance of the proposed work on the Elizabeth F. Armstrong House is reviewed below with
respect to the Rehabilitation Standards. The Standards are indicated in italics, followed by a discussion
regarding the project’s consistency or inconsistency with each Standard.

Rehabilitation is defined as “the act or process of making possible a compatible use for a property
through repair, alterations, and additions while preserving those portions or features which convey its
historical, cultural, or architectural values.” (36 CFR 67.2(b)).

Standard One

A property will be used as it was historically or be given a new use that requires minimal change to its
distinctive materials, features, spaces, and spatial relationships.

The Elizabeth F. Armstrong House has been a single-family residence since it was constructed in 1928.
The proposed project does not change the historic use of the house. The proposed work is consistent
with Standard One.

Figure 3: View of north elevation, location of bedroom addition and bank of windows
that will be moved west.
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Standard Two

The historic character of a property will be retained and preserved. The removal of distinctive materials
or alteration of features, spaces, and spatial relationships that characterize the property will be avoided.

The survey form for the Elizabeth F. Armstrong House notes that Comstock achieved the rustic exterior
texture for the walls by troweling plaster with pine needles over burlap. A significant portion of this
distinctive and character-defining wall treatment will be removed when the proposed bedroom is
attached to the north elevation, as well as a small portion removed to accommodate French doors for
the proposed office. Preservation Brief 14* states, “Attaching a new exterior addition usually involves
some degree of material loss to an external wall of a historic building, but it should be minimized.
Damaging or destroying significant materials and craftsmanship should be avoided, as much as
possible.”

The proposed bedroom addition on the north elevation will necessitate moving the bank of windows
adjacent to/west of the north entry three feet east, closer to the door. Plan Sheet A3.2 indicates that
(character-defining) shutters will be removed. The historic French doors will be shifted eighteen inches
to the west and the Carmel stone steps will be demolished and rebuilt.> The windows, shutters, and
French doors on the 1928 portion of the cottage are character-defining features. Preservation Brief 14
advises that alterations and additions should not impact character-defining features, like the windows,
shutters, and exterior wall treatment. In order to preserve the historic wall treatment, the bank of
windows and shutters on the north elevation, the window, and the French doors on the south elevation,
it is recommended that the north bedroom addition be shifted west towards the later additions, and for
all historic door and window openings be retained in place.

Figure 4: View of window
on south elevation that will
be shifted west.

4 Preservation Brief 14. New Exterior Additions to Historic Buildings: Preservation Concerns. National Park Service.
2010.

5 The applicant has indicated the relocation of the doors is desired for purposes of interior arrangement of
furnishings and usability of the living room.
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The proposed single-car garage will be located at the northeast corner of the lot, fronting Santa Fe
Street. Carmel’s Historic Context Statement states, “An adjunct to many houses figuring prominently in
the streetscapes of Carmel is a detached single car garage, usually front gabled, sided with board and
batten, entered via an arched vehicular door, and set close to the street (p. 52).” The proposed garage
conforms to traditional Carmel garage designs as it has a front gable, board and batten siding, and is set
close to the street. Its placement in the northeast corner does not significantly block the view of the
cottage from the street, therefore spatial relationships will not be impacted.

¥ Standard Three

Each property will be recognized as a physical
record of its time, place, and use. Changes that
create a false sense of historical development,
"8 such as adding conjectural features or elements
Tl from other historical properties, will not be

S undertaken.

No conjectural features or architectural elements
that would create a false sense of history are

! planned for the project. This Standard is not

W applicable.

Figure 5: View of French doors that will be
moved west and stone steps that will be
demolished and rebuilt.

Standard Four

Changes to a property that have acquired historic significance in their own right will be retained and
preserved.

Changes were made to the property in 1940, 1958, and 1967, however none of the changes have
acquired historical significance in their own right. This Standard is not applicable.

Standard Five

Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that
characterize a property will be preserved.

The textured stucco on the north elevation will be removed when the bedroom addition is attached to
the historic house. This is a distinctive finish that should be preserved (see Standard Two). It is
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recommended to shift the bedroom addition west towards the later additions so the work will be
consistent with Standard Five. The stone steps to the French door on the south elevation will be
demolished and rebuilt. The steps are an example of craftsmanship that characterize the property and it
is recommended that they be preserved in place.

Standard Six

Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture,
and where possible, materials. Replacement of missing features will be substantiated by documentary
and physical evidence.

The project does not focus on repairing the historic house. This Standard is not applicable.
Standard Seven

Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.
Treatments that cause damage to historic materials will not be used.

Surface cleaning is not proposed for this project. This Standard is not applicable.
Standard Eight

Archeological resources will be protected and preserved in place.

No archeological resources have been located on the site. This Standard is not applicable.
Standard Nine

New additions, exterior alterations, or related new construction will not destroy historic materials,
features, and spatial relationships that characterize the property. The new work shall be differentiated
from the old and will be compatible with the historic materials, features, size, scale, and proportion, and
massing to protect the integrity of the property and its environment.

To meet Standard Nine, a new addition must preserve the historic building’s form/envelope, significant
materials, and features; must be compatible with the historic building’s massing, size, scale, and
architectural features; and must be differentiated from the historic building to preserve its character.
Preservation Brief 14 and Technical Preservation Services Bulletin 37° recommend that:

1) a new addition should be simple and unobtrusive in design, and

2) the construction materials and color of the new addition should be harmonious with the historic
building materials, and

3) the addition should be visually subordinate to the historic building.

Board and batten siding and stone veneer are the exterior wall materials suggested for the north
bedroom addition, south kitchen addition, and new detached garage at the northeast corner of the
property. To make the additions visually subordinate to the historic house, especially since they will be

5 Interpreting the Secretary of the Interior’s Standards for Rehabilitation. Rear Additions to Historic Houses.
Technical Preservation Services. National Park Service. 2006.
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visible from the street, it is
suggested to omit the stone
veneer from the additions and
garage and just use board and
batten siding. Board and batten
siding is compatible with the
original stucco siding, it will be
visually unobtrusive, and it will
differentiate the old from the
new. Limiting the number of
materials used in the proposed
design is most appropriate for a
1928 cottage.

Figure 6: View of house from Santa Fe Street and corner location for the new garage.

Standard Ten

New additions and adjacent or related new construction will be undertaken in such a manner that, if
removed in the future, the essential form and integrity of the historic property and its environment would
be unimpaired.

The new garage is not connected to the historic house, so if it is removed in the future the essential
form and integrity of the house will not be impaired. The proposed work is consistent with Standard
Ten. The north addition and moving the original door and window openings will not be reversible
without impacting the integrity of the cottage. These proposed changes are not consistent with
Standard Ten.

Conclusion

The proposed project meets Standard One of the Secretary of the Interior’s Standards and Guidelines for
Rehabilitation. Standards Three, Four, Six, Seven, and Eight are not applicable. If the proposed
recommendations under Standards Two, Five, Nine, and Ten are implemented the impact on the
Elizabeth Armstrong House will be minimized and the proposed project will be consistent with the
Secretary of the Interior’s Standards for Rehabilitation.

Respectfully Submitted,

Margaret Clovis
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HOOD

September 19, 2023

Marnie Waffle, Principal Planner
Carmel Planning Department

City Hall

Carmel-by-the-Sea, California 93921

Via email

RE: Request for Consideration of HRB Determination of Compliance
DS 23-160 Lutz Residence (Elisabeth Armstrong House)
Santa Fe Street 4 NW Sixth Avenue
APN 010-092-005-000

Dear Ms. Waffle:

On behalf of my clients, Breck and Carole Lutz, owners of the Comstock house known as the “Elisabeth
Armstrong House, | formally request the Historic Resource Board take up Reconsideration of the
Determination of Compliance made by the board at their September 18" meeting.

While the Lutz’s agree with most elements and conditions of the Determination, and thank staff and the
Historic Resource Board for working with the Lutz’s to find mutual terms, there are two areas of the
Determination the Lutz’s ask the Board to reconsider:

1. Addition of a waiver from the cumulative setback requirement to.allow the bedroom addition to
be moved to the west. The original proposed location of the northside bedroom addition was
carefully crafted to meet cumulative setback requirements on both sides of the existing building.
The historical consultant as well as planning staff have recommended relocating the bedroom
addition to the west, to allow the existing north living room window to remain in place. And
several Board members, in discussion of the project in the hearing, indicated a preference for
moving the addition to the west.

The Lutz’s agree to redesign the project to relocate the bedroom addition to the west, if the
Historic Resource Board will agree to and stipulate that the Composite Setback requirement be
waived to allow the relocation.

2. Removal of the requirement to reduce the garage size from 250 square feet to 200 square feet.
In the time crunch during the hearing to find changes to the design satisfactory to the Board for
Determination of Compliance, the Lutz’s went along with the staff-recommended reduction.
Following the meeting, the Lutz’s reviewed a similar garage, and found that the smaller size will
not allow for entry and exit from a normal-size vehicle. The reason the Lutz’s want the garage is
to park their vehicle off the street. To do that requires an adequate garage, and the 200 square
foot gross floor area is not adequate.

THOMAS BATEMAN HOOD ARCHITECTURE
27880 Dorris Drive, Suite 200 Carmel, California 93923
415-509-7836 tom@t-hood.com thomasbatemanhood.com
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In the Phase Il Report on the proposed project, Meg Whitman had no concerns about the size of
the garage, speaking only to the simplification of exterior materials to be used. The garage size
was introduced by staff, very late in the application review process, and the Lutz’s, unaware of
such a recommendation, were not able to digest the recommendation before or during the
meeting. Itis our understanding from speaking with staff that the recommendation was based
on their desire to increase the public view of the historic resource.

Reduction in the garage size might provide a very small increase in the public view of the house.
In fact, in designing the garage we accomplished that increase by recessing the door to the
garage and “lopping off” the southwest corner of the garage that would potentially limit the
view. The best view of the historic resource is from the southeast. It is an excellent view cone,
and reducing the garage size will not significantly alter that view. In fact, too small a garage will
force the Lutz’s to park on the street, blocking view of the historic resource and defeating the
purpose of viewing the property at all.

The Lutz’s ask that the terms and conditions of the HRB Determination of Compliance be
modified to allow for the originally designed 250 square-foot garage.

The Lutz’s therefore request a Reconsideration by the Historic Resource Board of the above two
elements of their previous determination, specifically (a) to waive the cumulative setback requirement
for relocation of the bedroom addition to the west, and (b) to allow the garage to be 250 square feet
using the originally submitted design.

Included with this Request for Reconsideration are the following documents:

1. Floor Plan of house showing bedroom relocation to the west, and the existing south door and
window and the north window remaining as existing to comply with HRB conditions.

2. Elevations of house showing simplification of materials for north and south additions, using only
painted board & batten siding. The same board and batten siding would be used on the garage.
All stone is removed from the design.

3. Cumulative Setback Key Plan showing area of noncompliance with cumulative setback
requirement — the reason for the request for the waiver.

Please schedule this reconsideration at the Historic Resource Board'’s earliest available meeting. | look
forward to providing any additional information required and to working with you and the HRB to
address these issues.

Sincerely,

At 13l

Thomas Bateman Hood, AIA
C. Breck and Carole Lutz w/ attachments

THOMAS BATEMAN HOOD ARCHITECTURE
27880 Dorris Drive, Suite 200 Carmel, California 93923
415-509-7836 tom@t-hood.com thomasbatemanhood.com
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CITY OF CARMEL-BY-THE-SEA

HISTORIC RESOURCES BOARD RULES OF PROCEDURE

I ORGANIZATION AND OFFICERS

A.

Organization

The Historic Resources Board shall consist of five members, residents of Carmel-by-the-Sea,
and appointed by the City Council. In the event that no elector with the required expertise
can be found, the appointee may be a resident outside the City limits. In any event, a
majority of the Board shall at all times be composed of electors of the City. All members shall
serve at the pleasure of the City Council. Any member may be removed from the Board upon
a majority vote of the City Council.

Duties and Powers of the Historic Resources Board

The purpose of the Board is to carry out the policies of the architectural/cultural/historic

(ACH) element of the General Plan and to serve in an advisory capacity to the Planning

Commission and City Council. Duties of the Board shall be as follows:

1. To administer the historic preservation program pursuant to this chapter.

2. To review, and approve, deny or approve with conditions, determinations of
consistency with the Secretary of Interior’s Standards for all major alterations involving
historic resources.

3. To administer the Carmel Inventory and the Carmel Register.

4, To approve or deny requests submitted by owners of identified historic resources to
place the resources on the Carmel Register.

5. To approve or deny requests to remove resources from the Carmel Inventory and/or
the Carmel Register.

6. To advise the Planning Commission and the City Council on amendments to the
Historic Context Statement, Historic Preservation Ordinance and the provisions of the

General Plan related to historic resources.

7. To advise the Planning Commission and the City Council on the establishment of
historic districts.

8. To advise the City Council on becoming a certified local government for purposes of
historic preservation.
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Rules of Procedure
Page 2 of 11

9. To advise the Planning Commission on the adequacy of environmental documents
involving potential impacts to identified historic resources.

10.  To advise the City Council on proposed Mills Act contracts and proposed tax credit
applications.

11. To hear appeals of actions by staff to approve or deny determinations of consistency
for minor alterations and/or track one projects affecting historic resources.

12.  To hear appeals of any administrative determination that a property is not eligible for
the Carmel Inventory and to reverse where necessary such determinations, thereby
placing such properties on the inventory.

13.  To develop historic resource interpretive programs that will foster greater
understanding of, and appreciation for, historic resources including Carmel’s origins
and history.

14.  To review and advise the City Council periodically on updating the Historic Context
Statement.

C. Officers
1. Selection

a. A Chairman and Vice-Chairman shall be elected annually from among the Board's
membership at the beginning of the annual meeting to serve at the pleasure of
the Board. The annual meeting shall be scheduled for the December meeting.

b.  The elections process commences with individual Board Members nominating
candidates until a motion is made, seconded and approved to close nominations.
At the conclusion of any discussion, the roll is called alphabetically and each
Board Member votes for one of the nominated candidates until one is elected by
simple majority. The newly elected or reelected Chairman takes the Chair's seat
and repeats this process for the Vice Chairman.

C. The Vice-Chairman shall succeed the Chairman if he/she vacated his/her office
before his/her term is completed, the Vice-Chairman to serve the unexpired term
of the vacated office. A new Vice Chairman shall be elected at the next regular
meeting.

d. Inthe absence of the Chairman and Vice-Chairman, any other member shall call
the Board to order, whereupon a Chairman shall be elected from the members
present to preside.
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e.  Theterms of office of the Chairman and Vice-Chairman shall not exceed two (2)
consecutive terms.

2.  Responsibilities

The responsibilities and powers of the officers of the Historic Resources Board shall be
as follows:

a. Chairman
i. Preside at all meetings of the Board.
ii.  Call special meetings of the Board.
iii.  Sign all documents of the Board.
iv.  See that all actions of the Board are properly taken.
b.  Vice-Chairman
During the absence, disability, or disqualification of the Chairman the Vice-
Chairman shall exercise or perform all the duties and be subject to all
responsibilities of the Chairman.
c.  AdHoc Boards And Sub-Boards
The Chairman may appoint Ad Hoc Boards and Sub-Boards to study matters
coming before the Board, provided such appointments and the purpose of such
Board are made a matter of record in the minutes of the Board.
Sub-Board appointments and a designated staff member are to be made by
the Chairman and Planning Director respectively and announced at a regular
Historic Resources Board meeting so that the appointments will be

documented in the minutes.

ii.  Sub-Boards established for a single, limited purpose and duration shall be
considered Ad Hoc and therefore not subject to the Brown Act.

iii.  Sub-Boards are to work with assigned staff and prepare Sub-Board work
products or review the research and draft text prepared by staff.
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iv.  The first task of each Sub-Board is to prepare a Scope of Work report for
Board approval which describes the issue to be addressed, the tasks and
process to be used and the anticipated work products.

v.  All Sub-Board meetings are to be conducted at City Hall unless a larger
venue is required (for public workshops, etc.) or when field trips are
required.

vi.  Sub-Boards shall make monthly oral progress reports to the full Board at
regular meetings.

II.  CONDUCT OF MEETINGS
A.  Rules of Order

Except as otherwise stated in these Rules of Procedure or Municipal Code, Roberts Rules of
Order, Newly Revised shall be used as a guide to the conduct of the meetings of the Historic
Resources Board, provided, however, that the failure of the Board to conform to said rules of
order shall not, in any instance, be deemed to invalidate the action taken.

Individual Meetings

Individual meetings between Board Members and applicants of pending requests outside the
public meeting of the Historic Resources Board is discouraged.

Public Meetings

All meetings of the Historic Resources Board and Boards of the Historic Resources Board shall
be held in full compliance with the provisions of the

Brown Act (California Government Code, Section 54954.2), the Municipal Code, and these
Rules of Procedure.

Regular Meetings

1.  Regular meetings shall be held on the third Monday of each month in the Council
Chambers of City Hall unless otherwise determined by the Board. Public Hearings shall
commence at 4:00 P.M. or as soon as thereafter as possible unless otherwise
determined by the Board and conclude no later than 8:00 P.M. The Tour of Inspection
shall be scheduled prior to the Public Hearings at a time determined to be necessary
based on the length of the Tour.
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2. Whenever a regular meeting falls on a public holiday, no regular meeting shall be held
on that day. Such regular meeting may be rescheduled to another business day or
canceled by motion adopted by the Historic Resources Board.

E. Adjourned Meetings

In the event it is the wish of the Historic Resources Board to adjourn its meeting to a certain
hour on another day, a specific date, time and place must be set by the Board prior to the
regular motion to adjourn.

F.  Special Meetings

Special meetings for the purposes of conducting study sessions or workshops may be held at
any time upon the call of the Chairman or by a majority of the voting members of the Board

or upon request of the City Council following at least twenty-four hours notice to each Board
member and to the press. The time and place of the special meeting shall be determined by

the convening authority.

G. Annual Meeting

An annual meeting shall be held at the beginning of the first regular meeting of December
each year for the purposes of electing a Chairman and Vice-Chairman and for transacting
such other business pertaining to the organization and procedures of the Board as may be
appropriate.

H.  Tours of Inspection

The Tour of Inspection shall include all project sites listed on the agenda. The Tour shall
commence at the location of the first item listed on the Tour of Inspection. The Historic
Resources Board may determine at the beginning of the tour that one or more site visits
listed on the agenda are not necessary. All Historic Resources Board members shall
participate in the Tour of Inspection in order to be fully informed of the application site
conditions.

The intent of the tour is to provide a visual sense of the topic matter. Upon arrival at the site,
staff will present a brief report highlighting particular relevant information and respond to
guestions. Members of the public may attend the tour. A thorough review and discussion of
the topic matter, including public comment, will take place at City Hall.

Agenda

1.  Anagenda for each meeting of the Board shall be prepared by the Director of
Community Planning and Building. The Chair, Vice-Chair and Planning Director shall
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review the order of the agenda to ensure that those items of highest interest to the
general public are placed at the front of the agenda. The number of applications to be
considered on the agenda will be determined based on the nature and complexities of
the projects, other priorities in the Historic Resources Board's work program and what
can reasonably be considered in a two-and-one-one-half-hour meeting.

2. The agenda for all regularly scheduled meetings shall be posted seventy-two (72) hours
in advance.

3.  All agendas shall be posted at City Hall, in the Library, and at the Post Office and extra
copies placed in the Historic Resources Board bin at the Post Office.

4.  The agenda for a special meeting shall be posted twenty-four (24) hours in advance and
at the same locations as for regularly scheduled meetings.

5.  Each agenda shall contain a brief description of the item to be discussed.

6. Anyitem may be placed on a future agenda when requested by two Historic Resources
Board Members.

J. Order of Meeting

1.  The order of items shall be based on the complexity and importance of the items.
Generally, the order of business shall be as follows:

a.  The Chairman shall take the chair at the hour appointed for the meeting and call
the meeting to order.

b.  Members present and absent shall be recorded.
c.  The Board shall conduct a Tour of Inspection.
d.  The Chairman shall lead those present in the pledge of allegiance to the flag.

e.  Public appearances. Comments from the audience will be received on any item
not before the Historic Resources Board.

f. Extraordinary Business. Any special presentations, awards, resolutions of
Appreciation or other matters of community interest shall be conducted.

g.  The Board shall consider the Regular Consent Agenda.
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The Board shall then hear and act upon those proposals scheduled for
consideration on a Public Hearing Consent Agenda.

The Board shall consider any items pulled from the Regular and Public Hearing
Consent Agendas.

Between 6:00 and 6:30 p.m. the Board may recess for fifteen minutes. No recess
shall occur except between scheduled agenda items.

All other applications not requiring public hearing shall then be heard. No action
can be taken on items unless they appear on the agenda. (California Government
Code, Section 54954.2).

Any matters of administration of the Board, monthly sub-board reports,
determinations and appeals of administrative determinations shall be brought
forward.

Adjournment. The Historic Resources Board will adjourn no later than 8:00 p.m.
unless by a majority vote the Board elects to continue. All items not receiving
action shall be continued to the next regular meeting or to a special meeting.

The following shall be the order of procedure for public hearings concerning planning
and zoning matters:

a.

The Chairman shall announce the subject of the public hearing as advertised.

If a request is made for continuance, a motion may be made and voted upon to
continue the public hearing to a definite time and date.

The staff shall be asked to present the substance of the application, staff or Board
report and recommendation, and to answer questions of the Board. Any letters
received before the hearing are entered into the record.

The Chairman shall open the public hearing.

Order of testimony. The order of testimony shall be as follows.

The Chair can establish shorter speaking times prior to each public hearing if the
length of the Agenda or the number of speakers to be heard so warrants.

i. Applicantls statement (10 minutes).

ii. Public input on the issue being heard (3 minutes per speaker).
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Applicant (3 minutes).
iv.  Public hearing is closed.

f. The Board shall then deliberate and either determine the matter or continue to
another date and time certain. The Board may ask questions of the applicant
without re-opening the hearing to all speakers. The public hearing must be
reopened if a new issue is raised. If the public hearing is reopened, all interested
parties shall be heard.

g. Ifamotion is made and seconded that would alter a project or add new
conditions not contained in the written staff report, the Chairman shall allow the
applicant to state for the record whether such change is accepted or opposed by
the applicant prior to a vote being taken. The Board may then approve or reject
the motion.

3.  Rules of Testimony

a.  Persons are not required to give their name or address, but it is helpful for
speakers to state their name in order that the Secretary may identify them in the
minutes of the meeting.

b. If there are numerous people in the audience who wish to participate on the
issue, and it is known that all represent the same opinion, a spokesperson should
be encouraged to speak for the entire group. The

spokesperson will then have the opportunity of speaking for a reasonable length
of time and of presenting a complete case.

c.  The Chairman may limit the time of testimony to not more than three minutes on
a particular issue by each individual.

d.  No person or Board Member shall address the Board without first securing the
permission of the Chair to do so.

e.  All comments shall be addressed to the Board as a whole. All questions shall be
placed through the Chair.

f. The Chairman may re-open the hearing for public testimony at
any time for the purpose of obtaining new information. It is not necessary to
reopen a public hearing to ask questions of the project applicant.
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4. ltems may be continued by the Historic Resources Board for the following reason:

a.

K. Voting

The application was incomplete.

The applicant could not appear at the meeting and has requested that the item
be continued.

The application is revised by the applicant during the meeting.
The Historic Resources Board requires additional information during the meeting.

New information or issues come to light during the meeting that need further
study.

The Historic Resources Board requests that the application be revised.

1. Voting Requirements

A quorum shall consist of three (3) members of the Board.

The affirmative vote of a majority of the Board present is necessary to take any
action.

When a member disqualifies him/herself from voting because of a potential
conflict of interest, the Board Member shall be considered absent from the
meeting.

Should the number of Board Members abstaining for a conflict of interest
together with absences for other reasons disrupt the quorum, the issue shall be
continued to the next regular meeting. When the number of Board Members
abstaining solely for a conflict of interest disrupts the quorum and there exists no
alternative source for decision, participation by a member with conflict shall be
allowed pursuant to California Government Section 87100 et seq.

2. Disqualification From Voting

A Board Member shall disqualify him/herself from debate, discussion and voting
on any matter before the Board when there is an appearance of a conflict of
interest. When a person disqualifies him/herself prior to the consideration of such
matter by the Board, the Board Member shall state that he/she is disqualifying
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him/herself due to a conflict of interest, shall state the conflict, and then leave
the voting area.

b. If aBoard Member is in doubt as to whether or not a conflict of interest exists,
the matter of conflict shall be referred to the City Attorney for his opinion.

c.  The Secretary of the Historic Resources Board shall record in the minutes the time
when a Historic Resources Board Member steps down and when he/she returns
to the podium.

Abstentions

A Board Member may be permitted to abstain from voting because of unpreparedness
on an issue before the Board. All votes of a member who disqualifies him/herself shall
be recorded as an abstention. If a Board Member participates in the proceedings on a
matter and then abstains from voting, the vote shall be recorded as an affirmative vote
on the motion.

Voting Order

The order of voting shall be alphabetical, with the exception of the Chairman, who shall
vote last.

Recording of Votes

The minutes of the Board's proceedings shall show the vote of each member including
whether they were absent or failed to vote on a matter considered.

M. APPLICATION PROCESSING

A.

All applications shall be submitted to the office of Community Planning and Building in
compliance with the submittal requirements for each specific application. All evidence shall
be submitted before the application is determined complete.

Only one (1) application at a time shall be officially received and processed for a specific
location.

All applications will be reviewed by staff and will not be further processed until the
application has been determined by the staff to be complete. The staff will be responsible
for informing the applicant of the deficiencies in the application within thirty (30) working
days of receipt of the application.
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D.  All staff reports and supporting information shall be reviewed and signed off by the
originator of the report and the Director of Community Planning and Building.

E.  When an application is determined to be complete, the application will be scheduled for
Board review in the order that the application is received as complete.

F.  Anyinformation received after the Historic Resources Board agenda packet has been
distributed may be the basis for continuation of the application.

G. Any application continued for a second time at the applicants request shall not be
continued again but will be re-noticed and advertised for a future Historic Resources Board
hearing.

IV.  APPEALS AND RECONSIDERATION

A.  Any appeal to the City Council from a decision of the Historic Resources Board must be made
by filing a notice of appeal within ten (10) working days with the City Clerk.

B.  Any Board member who voted on the prevailing side of a decision may request within five (5)
working days of the decision that the matter be reconsidered. The question of whether the
action should be considered will be placed on the next Historic Resources Board meeting.

C.  Any applicant may request that a Historic Resources Board decision be reconsidered by the
Board. Requests for reconsideration must be made in writing within five (5) working days of
the Boards action and state the specific error or omission committed by the Board in the
decision, or provide additional, relevant information not considered by the Board.

V.  REVIEW AND AMENDMENTS PROCEDURE

A.  These Rules of Procedure shall be reviewed annually.

B.  These Rules of Procedure may be amended or suspended at any meeting of the Historic
Resources Board by a majority of the members.

T:\PLANNING DIVISION\HRB meetings\HRB Agendas-Minutes-Notices-Misc\Procedures\HRB Rules of
Procedure rev05.15.23.docx
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CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD
Staff Report

October 16, 2023
PUBLIC HEARINGS

TO: Historic Resources Board Commissioners

SUBMITTED Marmie R. Waffle, AICP, Principal Planner
BY:

DS 23-126 (Barnes): Consideration of adding the historic “G.H. Phillips House” to the
Carmel Register of Historic Resources, granting the creation of a design nonconformity,
and issuing a Determination of Consistency with the Secretary of the Interior's Standards
for the Treatment of Historic Properties for Design Study application DS 23-126 (Barnes)

SUBJECT: for additions, alterations, and site modifications, including a 333-square-foot addition to the
rear (west) elevation and a new 185-square-foot rear deck located on Santa Fe Street 3
southwest of 2nd Avenue in the Single-Family Residential (R-1) Zoning District. APN 010-
102-003-000.

RECOMMENDATION:

Adopt a Resolution (Attachment 1) adding the historic “G.H. Phillips House” to the Carmel Register of
Historic Resources, granting the creation of a design nonconformity, and issuing a Determination of

Consistency with the Secretary of the Interior's Standards for the Treatment of Historic Properties for
additions, alterations, and site modifications to the “G.H. Phillips House” located on Santa Fe Street 3

southwest of 2™ Avenue. APN 010-102-003-000.

EXECUTIVE SUMMARY

The project is an interior remodel and addition to the historic “G.H. Phillips House” and the construction of a
new rear yard deck. The project includes a 333-square-foot rear addition and 185-square-foot rear deck. A
two-car detached garage is located on the south property line and is shared between Lots 5 and 7. No
changes are proposed to the north half of the two-car garage. The applicant is requesting that the property
be added to the Carmel Register of Historic Resources and is seeking approval to create a design
nonconformity in the composite side yard setback.

Background/Summary

The “G.H. Phillips House” was constructed in 1925 in the Craftsman bungalow style. In 2003, preservation
consultant Kent Seavey prepared a DPR 523A form and noted it was an unaltered example of a front-
gabled type of Craftsman bungalow (Attachment 2). The property also contains one-half of a two-car garage
that was constructed on the south property line and is shared jointly with the residence on Lot 7.

PROJECT DESCRIPTION



The project site is a 4,000-square-foot lot with a 660-square-foot one-story two-bedroom/one-bath
residence and a 220-square-foot rear deck. The applicant is proposing an interior remodel to convert the
existing living room to a bedroom and convert an existing bedroom to an en suite bathroom. A 333-square-
foot rear living room addition and a new 185-square-foot deck are also proposed. No changes are
proposed to the detached, shared garage.

Additions to a historic resource require a Determination of Consistency with the Secretary of the Interior's
Standards for the Treatment of Historic Properties ("Secretary's Standards"). The project has been
reviewed by qualified professional Margaret (Meg) Clovis and found to be consistent with the Secretary
Standards if certain recommendations are implemented (Attachment 3).

Properties listed on the local historic inventory are eligible to be listed on the Carmel Register, which
provides benefits such as the creation or expansion of a design nonconformity. The applicant is requesting
to be added to the Carmel Register and seeking approval to create a design nonconformity in the
composite side yard setback.

STAFF ANALYSIS

Carmel Register of Historic Resources

Carmel Municipal Code Section 17.32.090 (Carmel Register of Historic Resources) states that the City
shall maintain a Register of Historic Resources designated by the City for public recognition and benefits.
Only identified historic resources included in the Carmel Inventory are eligible for the Register. Resources
identified as significant at a State or national level in the inventory are automatically listed in the Register.
Resources identified as significant at a local or regional level in the inventory are eligible for listing in the
Register only at the request of the property owner. Listing of a local resource in the register is subject to
approval by the Historic Resources Board. The applicant has requested that the G.H. Phillips House be
added to the Carmel Register, and Staff supports the request.

Creation of a Design Nonconformity
Carmel Municipal Code Section 17.32.100 (Benefits Available to Historic Resources on the Register)
identifies certain incentives available to resources listed on the Carmel Register. Subsection D states that

Existing structural nonconformities associated with a historic resource listed on the register (e.g.,
setback encroachments, excess height, or insufficient parking, etc.) that are essential to
maintaining the integrity of the resource shall be treated as conforming for the purposes of
applying CMC 17.36.030 and 17.36.040, in the review of maintenance, repair, alterations, and
additions. Design nonconformities shall be expanded or created only when this is found
necessary to achieve consistency with the Secretary’s Standards.

The applicant has requested adding the property to the Carmel Register to obtain approval for the creation
of a design nonconformity in the composite side yard setback for the proposed addition and deck.

The minimum setback requirements in the R-1 District are as follows:
Front Yard: 15 feet

Rear Yard: 15 feet

Side Yard: 3 feet minimum

Composite Side Yard: 10’ minimum

The existing 660-square-foot bungalow exceeds the minimum setback requirements and is, therefore, a



conforming structure. The side yard setback to the north is 5’-4”, and to the south is 12’-4” for a composite
setback of 17°-8” (Attachment 4).

One-half of a two-car detached garage is also located on the project site and was constructed over the
property line. The DPR 523A form recognizes the garage as a related feature with a similar design to the
bungalow (Attachment 2). Due to the location of the garage on top of the property line, there is no south-
side yard setback making the detached garage a nonconforming structure. No changes are proposed to the
detached garage.

The proposed rear living room addition to the bungalow would be a continuation of the existing north wall
and would maintain a 5’-4” side yard setback to the north property line. However, the proposed addition
would overlap with the existing garage, creating a nonconforming composite setback for the new
construction.

Staff worked with the applicant to evaluate alternatives that could accommodate additional living space for
the owners while complying with the required setbacks. Due to the spatial relationship between the
bungalow and the detached garage, the options are limited.

The proposed location for the addition ensures that it would be virtually unseen when viewing the historic
bungalow from the public way. Without a setback exception, the owners would not be able to add square
footage to the existing 660-square-foot cottage in a manner that would not be detrimental to the historic
resource. Staff supports the creation of a design nonconformity in the composite side yard setback to
improve the livability of the bungalow while preserving the historic character of the residence.

Determination of Consistency

The Secretary of the Interior's Standards: The Secretary of the Interior's Standards for the Treatment of
Historic Properties identify four primary treatment approaches to historic resources: preservation,
rehabilitation, restoration, and reconstruction. Rehabilitation is the recommended standard of treatment for
this project. Rehabilitation is defined as the act or process of making possible a compatible use for a
property through repair, alterations, and additions while preserving those portions or features which
convey its historical, cultural, or architectural values.

The Secretary's Standards include ten criteria for evaluating modifications to historic resources (Attachment
5). Qualified professional Margaret (Meg) Clovis assessed the project for consistency with the Secretary
Standards and found the addition consistent with Standards One, Two, Five, and Ten; Standards Three,
Four, Six, Seven, and Eight are not applicable (refer to Attachment 3). For the project to be consistent with
Standard Nine, the board and batten siding used on the new addition must be differentiated from the historic
house.

Standard Nine

New additions, exterior alterations, or related new construction will not destroy historic materials,
features, and spatial relationships that characterize the property. The new work shall be differentiated
from the old and will be compatible with the historic materials, features, size, scale, and proportion, and
massing to protect the integrity of the property and its environment.

The proposed addition will be attached to a section of the house that has already been altered. Therefore, it
will not destroy historic materials. The proposed addition is subordinate to the historic house in size and
height. Board and batten siding will be used for the new addition, which differentiates the new work from the
old. However, the board and batten siding should not mimic the original board and batten siding in the
gables. Rather, it should be differentiated by using wider or more slender boards or bats (see Attachment 4,



Sheet A-10).

The proposed windows in the addition will also be similar. However, they will be aluminum-clad wood
windows which will be compatible but differentiated.

The entrance to the house will be moved to the south elevation by utilizing an existing door. The original
Dutch door entrance will remain in place; however, it may not be operable.

The proposed work will be consistent with Standard Nine if the board and batten siding on the addition are
differentiated from the original.

Board and Batten Siding
The applicant has indicated that the original board and batten siding in the gable ends are 2.5” battens with

10” spacing. The board and batten siding on the proposed addition would have 4” battens with 20” spacing.
Staff finds the proposed spacing to be sufficiently differentiated from the historic board and battens and has
included a condition that the applicant include a dimensioned detail of the existing board and battens in the
gable ends of the historic bungalow and a dimensioned detail of the proposed board and batten siding on
the addition in the project plans prior to the City taking action on the Design Study.

Environmental Review: Staff recommends, pursuant to CEQA regulations, that the Application be found
“not a project” pursuant to section 15378 of the CEQA Guidelines. Adding a historic property to the Carmel
Register, approving an expansion of a setback nonconformity, and issuing a Determination of Consistency
do not grant any permits or entitlements that would result in a direct or indirect physical change in the
environment. A CEQA analysis and determination will be conducted as part of the Design Study review.

FISCAL IMPACT:

N/A

ATTACHMENTS:

Attachment 1 - Resolution

Attachment 2 - DPR 523A Form for Block 25; Lot 5
Attachment 3 - Phase Two Evaluation G.H. Phillips House
Attachment 4 - Project Plans 8-22-2023

Attachment 5 - Secretary's Standards - Rehabilitation



Attachment 1

CITY OF CARMEL-BY-THE-SEA
HISTORIC RESOURCES BOARD

HISTORIC RESOURCES BOARD RESOLUTION NO. 2023-XXX-HRB

A RESOLUTION OF THE HISTORIC RESOURCES BOARD OF THE CITY OF CARMEL-BY-THE-SEA
ADDING THE HISTORIC “G.H. PHILLIP HOUSE” TO THE CARMEL REGISTER OF HISTORIC RESOURCES,
GRANTING AN EXPANSION OF AN EXISTING NONCONFORMITY, AND ISSUING A DETERMINATION
OF CONSISTENCY WITH THE SECRETARY OF THE INTERIOR’S STANDARDS FOR THE TREATMENT OF
HISTORIC PROPERTIES FOR ADDITIONS, ALTERATIONS, AND SITE MODIFICATIONS TO THE “G.H.
PHILLIP HOUSE” LOCATED ON SANTA FE STREET 3 SOUTHWEST OF 2NP AVENUE
APN 010-102-003

WHEREAS, on May 9, 2023, Eric Wynkoop (“Applicant”) submitted Design Study
application DS 23-126 (“Application”) on behalf of Kimm & Ryotaro Umegaki Barnes (“Owners”);
and

WHEREAS, the Application has been submitted for a 4,000-square-foot lot located on
Santa Fe Street 3 southwest of 2"¥ Avenue in the Single-Family Residential (R-1) District (Block
25, Lot 5); and

WHEREAS, the Applicant is proposing an interior remodel of a 660-square-foot historic
residence, a 333-square-foot single-story addition at the rear of the residence, a 185-square-foot
new deck with two sets of stairs, and associated building and site improvements; and

WHEREAS, in accordance with CMC Section 17.32.160.A.3, additions exceeding two
percent of the existing floor area are considered major alterations; and

WHEREAS, in accordance with CMC Section 17.32.160.B, determinations of consistency
for major alterations shall be prepared by a qualified professional;

WHEREAS, Margaret Clovis, a qualified professional, prepared a Phase |l Historic
Assessment and found the project consistent with the Secretary’s Standards if certain
recommendations were implemented and additional information provided to the Historic
Resources Board; and

WHEREAS, in accordance with CMC Section 17.32.090.A.2, historic resources identified as
significant at the local level shall be eligible for listing in the Carmel Register of Historic
Resources at the request of the property owner, and such listing shall be approved by the
Historic Resources Board; and

WHEREAS, the Applicant, on behalf of the property owners, has requested the property
be added to the Carmel Register of Historic Resources; and
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WHEREAS, in accordance with CMC Section 17.32.100.D, one of the benefits of being on
the Carmel Register of Historic Resources is allowing design nonconformities to be expanded
when it is found necessary to achieve consistency with the Secretary’s Standards; and

WHEREAS, the Applicant has requested that the composite side yard setback be waived
and that the east addition be allowed with a 5’-4” north side yard setback and 0’ south side yard
setback; and

WHEREAS, the alterations would not compromise the integrity of the historic resource or
result in a substantial modification that would render the resource ineligible for continued listing
on the Carmel Inventory of Historic Resources;

WHEREAS, on October 6, 2023, a notice of public hearing was published in the Carmel Pine
Cone for the October 16, 2023, Historic Resources Board meeting in compliance with State law
(California Government Code 65091) and mailed to owners of real property within a 300-foot
radius of the project indicating the date and time of the public hearing; and

WHEREAS, on or before October 6, 2023, the Applicant posted the public notice on the
project site and hand-delivered a copy of the public notice to each property within a 100-foot
radius of the project site indicating the date and time of the public hearing; and

WHEREAS, on or before October 13, 2023, the meeting agenda was posted in three
locations in compliance with State law indicating the date and time of the public hearing; and

WHEREAS, on October 13, 2023, the Planning Commission held a duly noticed public
hearing to receive public testimony regarding the Application, including, without limitation, the
information provided to the Planning Commission by City staff and through public testimony on
the project; and

WHEREAS, this Resolution and its findings are made based upon the evidence presented
to the Commission at the hearing date, including, without limitation, the staff report and
attachments submitted by the Community Planning and Building Department; and

WHEREAS, the Planning Commission did hear and consider all said reports, attachments,
recommendations, and testimony herein above set forth and used their independent judgment to
evaluate the project; and

WHEREAS, the California Environmental Quality Act (California Public Resources Code §§
21000, et seq., “CEQA”), together with State Guidelines (14 California Code Regulations §§ 15000,
et seq., the “CEQA Guidelines”) and City Environmental Regulations (CMC 17.60) require that
certain projects be reviewed for environmental impacts and that environmental documents be
prepared; and
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WHEREAS, pursuant to CEQA regulations, the Application is “not be a project” pursuant to
section 15378 of the CEQA Guidelines. The adoption of a Determination of Consistency does not
grant any permits or entitlements approving a project that would result in a direct or indirect
physical change in the environment; and

WHEREAS, the facts set forth in the recitals are true and correct and are incorporated
herein by reference.

NOW, THEREFORE, BE IT RESOLVED that the Historic Resources Board of the City of
Carmel-By-The-Sea does hereby ADD the historic G.H. Phillip House to the Carmel Register of
Historic Resources, APPROVE expansion of design nonconformities, and ADOPT a Determination
of Consistency with the Secretary of the Interior’s Standards for the Treatment of Historic
Properties for the property located on Santa Fe Street 3 southwest of 2" Avenue (Block 25, Lot
5), subject to the following conditions:

1. Prior to the City taking action on the Design Study, the applicant shall include a
dimensioned detail of the existing board and battens in the gable ends of the historic
bungalow and a dimensioned detail of the proposed board and batten siding on the

addition in the project plans.

PASSED, APPROVED, AND ADOPTED BY THE HISTORIC RESOURCES BOARD OF THE CITY OF
CARMEL-BY-THE-SEA this 16™ day of October 2023, by the following vote:

AYES:
NOES:
ABSENT:

ABSTAIN:

APPROVED: ATTEST:

Jordan Chroman Leah Young
Chair Historic Resources Board Secretary



Stephen L. Vagnini CRLUCY
Monterey County Recorder 1/04/2007
Recorded at the request of Attachmen®236: 26

City of Carmel

Return to: i
Carmel City Hall DOCUMENT: 2007001179| Titles: 1/ Pages: |
Post Office Drawer G
Carmel, CA 93921 Fees. ...
Attention, Brian Roseth (T)::e: .
er...
AMT PAID

RESOLUTION
DESIGNATING AN HISTORIC RESOURCE

The Department of Community Planning and Building of the City of Carmel-by-the-Sea
completed intensive survey work, received approval from the California Coastal
Commission and made an Administrative Determination that the property identified
below meets the criteria for an historic resource as established in the City’s General Plan,
the Municipal Code and the Local Coastal Program for Carmel-by-the-Sea.

Based on this determination, effective 25 May 2005, the Department of Community
Planning and Building resolved to designate the property described below as a local
resource on the Carmel Inventory of Historic Resources.

This Resolution/Administrative Determination is recorded pursuant to section 5029(b) of
the California Public Resources Code that requires the City to record all historic resource
determinations. This action also is taken in furtherance of the Local Coastal Program
certified by the California Coastal Commission and implemented by the City of Carmel-
by-the-Sea Ordinances No. 2004-01 and 2004-02.

Assessor’s Parcel Number: 010102003000
Block: 25 Lot(s): ALLLOTS

Current Owner: BARNES, KIMM
Street Location: W/S SANTA FE BET. 2ND & 3RD

It is the purpose of this Resolution/Administrative Determination to alert the owner,
successors and assigns to the existence of an historic resource on the property. This
historic resource is protected under laws of the State of California and of the City of
Carmel-by-the-Sea including the California Coastal Act, the California Public Resources
Code, the Carmel-by-the-Sea Municipal Code and the Local Coastal Program. Specific
regulations affecting remodels, alterations, additions and demolitions can be found in the
City of Carmel-by-the-Sea planning documents referenced above.

Certified by:

Brian Roseth,
Principal Planner, Carmel-by-the-Sea

B0\
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State of California — The Resource
DEPART\EONV‘(I%FPA%KSANDRE ‘nON :g:":’y # Attachment 2
PRIMARY RECORD ighe L
NRHP Status Code 581
Other Listings
: Review Code Reviewer D

Page 1 of 2 Resource Name or #: (Assigned by G. H. Ph
P1. Other identifier:
P2. Location: [INot for Publication [X Unrestricted a. County Monterey

and (P2b and P2c or P2d. Attach a Location Map as necessary.)

b. USGS 7.5’ Quad ‘Date T ; R : 1/4 of 1/4 of Sec H B.M.

¢. Address: City Carmel by-the-Sea Zip 93921

d. UTM: (Give more than one for large and/linear resources) ; mE/ mN

e. Other Locational Data (Enter Parcel #, legal description, directions to resource, elevation, etc., as appropriate)
7 NW of 3rd, Wiside Santa Fe (Blk 25 Lot 5)
Parcel No. 010-102-003
P3. Description (Descrberesourceandis majorelemerts. iInclude design, meterials, condtion, alteralions, size, setiing, andboundaries)

A one-story, wood-framed Craftsman bungalow style residence, rectangular in plan, resting on a mud sill foundation. The exterior
wall cladding is a combination of wood shingle, with vertical board-and-batten in the gable apexes. The low-pitched front gable roof
has wide, overhanging eaves with exposed rafter-tails and false purlins. There is one interior brick chimney present, centered in the
roof line a little more than midway along the roof. It has a trianguiar brick spark arrester. There is a partial-width shed-roofed open
porch along the east facing facade. It is supported by wood beams resting on two square wood posts with decorative capitals, and
wooden brackets. Decorative birds mouth rafter-tails appear below the shed roof. All roof surfaces are covered in compaosition
shingle. Fenestration is irregular with single and paired Craftsman style wood casement windows. The principal entry, centered
under the front porch roof, is a solid-core flush Dutch door. There is a wood-framed one-car garage at the SW cr. of the parcel. It is
similar in design to the house. The residence sits slightly back from Santa Fe St., behind tall shrubbery in an informal landscape
setting of potted plants and low ground cover. Mature trees flank and frame the property. There is a serpentine brick path leading to
the front porch that is flanked by a recent flagstone retaining wall, laid up dry.

P3b. Resource Attributes: (List attributes and codes)  HPZ - Single Family Property

P4. Resources Present (X Building []Structure []Object []Site [ District [] Element of District [] Other (Isolates, etc.)
P5a. Photograph or Drawing (Photograph required for buildings, structures, and objects) | P5b. Desoriptionaf Photo: (View, date, acoession#)

Lo a2 AR, W L—wey . T e g 2 e LooklngSNWartheeastfadngfacade,2/26/01,

il P6. Date Constructed/Age and Sources
[] Prehistoric Historic [] Both

| 1925 Carmel bkdg. records

P7. Owner and Address
Kimm Bames

P.O.Box5454

Carmel, CA 93921

Py P8. Recorded by: (Name dffilation,andaddress)
g Kentl.Seave

| PreservationConsultant

310Lighthouse Ave.
Pacific Grove, CA 93950

P9. Date Recorded: 10/21/2003

‘9 ‘I--ll--u : TR )\ R i+ P10. Survey Type: (Describe)
.l.'l-' f : N[ SN Intensive-Carmel Historic Resource
e  ——=] L Y Wl Inventory-ongoing
P11, Roport Cnatton (Citesuweyrepoﬂand othersources orenter none)
None
Attachments [ NONE 1 Continuation Sheet {7 District Record [J Rock ArtRecord [ Other: (List)
O LocationMap [X| Building, Structure, and Object Record D Linear Feature Record [ Artifact Record

D SketchMap [ Archaeological Record O Mitling Station Record ] PhotographRecord

DPR523A (1/5) HistoryMaker San Buenaventura Research Assoclates



State

of California — The Resou

DEPARTMENT OF PARKS AND RECREATION Primary #_______ Asachment2 —
BUILDING, STRUCTURE, AND OBJECT RECORD HRI # —
Page 2 of2 NRHP Status Code 581

Resource Name or #: (Assigned by recorder) G. H. Phillips House

B1. Historic Name:
B2. Common Name:
B3. Original Use: residence B4. Present Use: residence

BS.
B6.

B7.
B8.

Bga.
B10.

B11.

Bt2.

B13,

B14. Evaluator: Kent Seavey
Date of Evaluation: 10/21/2003

Architectural Style: Craftsman bungalow
Construction History: (Construction date, alterations, and date of alterations)
Constructed 1925 (CBP#1081) hot tub added at NW cr. of rear porch 1982 (CBP# 82-180)

Moved?XINo [JYes [JUnknown Date: Original Location:
Related Features: Detached wood-frame, two-car garage at SW cr. of Lot 5,1925 (CBP# 910) . This feature was shared
jointly with a residence on Lot 7, which Phillips also built in 1925, but that has been greatly altered over

time.
Architect: b. Builder:
Significance: Theme: Architectural Development Area: Carmel by-the-Sea
Period of Significance: 1903-1940 Property Type: single family residence Applicable Criteria: CR3

(Discuss importance in terms of historical or architectural context as defined by theme, period and geographic scope. Also address integrity.)

The G. H. Phillips House is significant under California Register criteria 3, in the area of architecture as an unaltered example of a
front-gabled type of Craftsman bungalow. As noted in the 1997 Carmel Historic Context Statement, “The Craftsman style was an
expression of the philosophy of the Craftsman movement, the American adaption of the English Arts and Crafts Movement which
had crystallized around William Morris in the second half of the nineteenth century. Popularized in this country by Gustav Stickley
and his Craftsman magazine, and in California by the work of architects Greene & Greene, Craftsman homes were characterized
by horizontality of proportions, seen in the spreading lines of low-pitched, overhanging gable roofs and in informal building plans;
reliance on the honest use of materials such as wood, brick and stone and undisguised structural elements such as exposed
beams, braces and rafters for architectural beauty; and enjoyment of the natural setting through porches, outdoor spaces, and
the clustering of windows into horizontal bands.”

The 1925 Phillips House is an excellent example of the decorative possibilities of the bungalow form with its birds mouth rafter-tails
false purlins, wooden capitals and brackets. It employs board-and-batten detailing in the gable apexes, over wood shingle laid in
the signature style of Carmel carpenter Cameron Waite. Waite ran courses of eight to twelve inch shingle, separated by two inch
courses, that accentuated the horizontality of his buildings. As far as we know he was a carpenter rather than a designer, and
probably worked in that capacity on the Phillips House. There is no mention of a G. H. Phillips in any of the early Carmel business
directories or other standard sources. He built a second house on Lot 7 of Blk 25 at the same time as the subject property was
constructed. That building was recently altered. It is possible he was a real estate speculator. There are very few remaining
unaltered examples of Carmel residences in the Craftsman bungalow style. The G.H. Phillips House clearly reflects the findings of,
and is consistent with the 1997 Carmel Historic Context Statement, under the theme of architectural development.

Additional Resource AttributesE (List attributes and codes) HP2 - Single Family Property
References:

Carmel bidg. records, Carmel Planning Dept., City Hall, Carmel
Carmel Historic Context Statement 1997

Remarks: Zoning R-1 :
CHCS (AD) —

(This space reserved for official comments.)
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August 4, 2023

Phase Two Report for the G. H. Phillips House
(APN 010-102-003), Carmel-by-the-Sea, CA.

Executive Summary

The G. H. Phillips House is located at Santa Fe 7 NW of Third Avenue. In 2004 the property was
evaluated for historical significance using the California Register for Historic Resources criteria and
found eligible for listing under Criterion Three (Architecture) within the historic context theme of
Architectural Development. The G. H. Phillips House was listed on the Carmel Inventory of Historic
Resources on May 25, 2005.

The house was built in 1925 by G. H. Phillips who was a real estate speculator. He sold it to John and
Mary Morton in 1926.! The historical evaluation (recorded on DPR523 A & B survey forms) states that,
“The G. H. Phillips House is significant under California Register Criterion 3, in the area of architecture as
an unaltered example of a front-gabled type of Craftsman bungalow. [It] is an excellent example of the
decorative possibilities of the bungalow form with its birds’ mouth rafter-tails, false purlins, wooden
capitals, and brackets.” The survey form notes that the house has remained unaltered since its
construction except for the following addition:

e A hot tub was added to the northwest corner of the rear porch in 1982.

Since the completion of the survey form additional changes have been made to the property which
include the following:

e The house was reroofed in 2009 (BP# 09-181).
e A small skylight was added to the north elevation In 20009 (DS09-97).

e Two unrecorded sliding glass doors were installed on the rear elevation.

Character-Defining Features

A character-defining feature is an aspect of a building’s design, construction, or detail that is
representative of the building’s function, type, or architectural style. Generally, character-defining
features include specific building systems, architectural ornament, construction details, massing,
materials, craftsmanship, site characteristics and landscaping within the period of significance?. The
period of significance for the G. H. Phillips House is 1925 (the date of construction).

In order for an important historic resource to preserve its significance, its character-defining features
must be retained to the greatest extent possible. An understanding of a building’s character-defining
features is a crucial step in developing a plan that incorporates an appropriate level of rehabilitation.

1 Salinas Californian. September 7, 1926, p. 3.

2 The historical evaluation states that the period of significance of the G. H. Phillips House is 1903 - 1940. However,
per the National Park Service, the Period of Significance for a property eligible under Criterion 3 should be the date
of construction and/or the dates of any significant alterations or additions.

1|Page
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The G. H. Phillips House is an excellent example of a Craftsman Bungalow. Its character-defining features
include:

e Wood shingle siding and board and batten siding in the gables

e Low-pitched gable roof with wide overhanging eaves, exposed rafter tails, and false purlins

e Partial width porch on the front elevation with decorative capitals, wood brackets, and birds’
mouth rafter tails

e Single and paired Craftsman style wood casement windows

e Dutch front door

e Wood framed one car garage

i

Figure 1: Front elevation

Proposed Project Description

1. The project includes a 333 square foot addition to the rear (west) elevation. This would require
the demolition of the existing, non-original 255 square foot deck and some non-original
hardscape elements.

2. Anew 185 square foot Timbertech deck will be constructed adjacent to the addition and would
include two new separate stairs on the west and east sides of the deck.

3. The interior remodel will change the location of the front door from the current location to the
south elevation.

2|Page
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The Secretary of the Interior’s Standards for Rehabilitation
Compliance Evaluation

As a historical resource, the G. H. Phillips House is subject to review under the California Environmental
Quality Act (CEQA). Generally, under CEQA, a project that follows the Standards for Rehabilitation
contained within The Secretary of the Interior’s Standards for the Treatment of Historic Properties is
considered to have mitigated impacts to a historical resource to a less-than-significant level (CEQA
Guidelines 15064.5).

The compliance of the proposed work on the G. H. Phillips House is reviewed below with respect to the
Rehabilitation Standards. The Standards are indicated in italics, followed by a discussion regarding the
project’s consistency or inconsistency with each Standard.

Rehabilitation is defined as “the act or process of making possible a compatible use for a property
through repair, alterations, and additions while preserving those portions or features which convey its
historical, cultural, or architectural values.” (36 CFR 67.2(b)).

P I 3 ,.
Figure 2: South elevation

Standard One

A property will be used as it was historically or be given a new use that requires minimal change to its
distinctive materials, features, spaces, and spatial relationships.

The G. H. Phillips House has been a single-family residence since it was constructed in 1925. The
proposed project does not change the historic use of the house. The proposed work is consistent with
Standard One.
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Standard Two

The historic character of a property will be retained and preserved. The removal of distinctive materials
or alteration of features, spaces, and spatial relationships that characterize the property will be avoided.

The proposed project retains the historic character of the property. Both the view from the street and
the building’s spatial relationship with the garage will not change. No distinctive materials that
characterize the historic house will be removed. The proposed work is consistent with Standard Two.

Figure 3: View from street

Standard Three

Each property will be recognized as a physical record of its time, place, and use. Changes that create a
false sense of historical development, such as adding conjectural features or elements from other
historical properties, will not be undertaken.

No conjectural features or architectural elements that would create a false sense of history are planned
for the project. This Standard is not applicable.

Standard Four

Changes to a property that have acquired historic significance in their own right will be retained and
preserved.

The G. H. Phillips House has remained largely unaltered and therefore there are no changes that have
acquired historical significance in their own right. This Standard is not applicable.
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Standard Five

Distinctive materials, features, finishes, and construction techniques or examples of craftsmanship that
characterize a property will be preserved.

The proposed addition will extend across the length of the rear elevation which will necessitate the
demolition of the rear exterior wall. The original historical evaluation notes that the building’s shingle
siding was laid in the signature style of carpenter Cameron Waite, with the shingle courses separated by
a two-inch course. Large sections of the shingle siding on the rear elevation were already removed when
two sliding glass windows were installed (there’s no record of this installation in the building file). Since
the materials on this elevation have already been disturbed, the addition across the length of this
elevation will not impact the property.

The non-original deck and some hardscape will be removed as part of this project. Neither were built
during the period of significance and their removal will not impact the historic structure. The proposed
work is consistent with Standard Five.

Standard Six

Deteriorated historic features will be repaired rather than replaced. Where the severity of deterioration
requires replacement of a distinctive feature, the new feature will match the old in design, color, texture,
and where possible, materials. Replacement of missing features will be substantiated by documentary
and physical evidence.

The project does not focus on repairing the historic house. This Standard is not applicable.
Standard Seven

Chemical or physical treatments, if appropriate, will be undertaken using the gentlest means possible.
Treatments that cause damage to historic materials will not be used.

Surface cleaning is not proposed for this project. This Standard is not applicable.
Standard Eight

Archeological resources will be protected and preserved in place.

No archeological resources have been located on the site. This Standard is not applicable.
Standard Nine

New additions, exterior alterations, or related new construction will not destroy historic materials,
features, and spatial relationships that characterize the property. The new work shall be differentiated
from the old and will be compatible with the historic materials, features, size, scale, and proportion, and
massing to protect the integrity of the property and its environment.

As stated under Standard Five, the proposed addition will be attached to a section of the house that has
already been altered, therefore it will not destroy historic materials. The proposed addition is
subordinate to the historic house in size and height. Board and batten siding will be used for the new
addition, which differentiates the new work from the old. However, the board and batten siding should
not mimic the original board and batten siding in the gables. Rather, it should be differentiated by using
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wider or more slender boards or bats (see Plan Sheet A-10). The proposed windows in the addition will
be similar, however they will be wood-clad aluminum which will be compatible but differentiated. The
entrance to the house will be moved to the south elevation by utilizing an existing door. The original
Dutch door entrance will remain in place; however, it may not be operable. The proposed work will be
consistent with Standard Nine if the addition’s board and batten siding is differentiated from the
original.

Standard Ten

New additions and adjacent or related new
construction will be undertaken in such a manner
that, if removed in the future, the essential form
and integrity of the historic property and its
environment would be unimpaired.

The building’s most notable Craftsman details are
concentrated on the front elevation. The addition
will be on the rear elevation, therefore If it is
removed in the future, the building’s essential
form and integrity will not be impaired. The
proposed work is consistent with Standard Ten.

Figure 4: Garage

Conclusion

The proposed project meets Standards One, Two, Five, and Ten of the Secretary of the Interior’s
Standards and Guidelines for Rehabilitation. Standards Three, Four, Six, Seven, and Eight are not
applicable. The project will be consistent will Standard Nine if the board and batten siding used on the
new addition is differentiated from the historic house.

Respectfully Submitted,

Wﬁ%m

Margaret Clovis
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LOCATION MAP

PROJECT SUMMARY: INTERIOR REMOPEL OF AN EXISTING HISTORICAL RESIVENCE, ADDING ANEW 222 SQ/ FT. ADDITION
10 THE REAR OF THE MAIN BULDING, AND ADDING NEW 189 50/ FT. OF NEW DECK ADJACENT 10 PROPOSED ADDITION
ALONG WITH 2 NEW SEPERATE STAIRS ON THE WEST & EAST SIDES OF PROPOSED DECK,

LOT SIZE: 4,000 5Q/ FT,

EXISTING: PROPOSED:

QR05§ FLOOE AEEA Attachment QEOgg FLOOE AEEA

MAN FLOCR: 660 5Q/ FT, MAIN FLOCOR; 992 5Q/ FT1,

DETACHED OARAGE. 292 5Q/ FT, DETACHED GARAGE 292 5Q/ F1

TOTAL FAR: 92 5Q/F1. -228%  TOTAL FAR: ,228 5Q/ F1. -20.5%

TOTAL PROPOSED BULDING SHE COVERACE: 1,228 50/ FT. - 20.5%

APN: OlO-102-00%-000
ADURESS: SANTAFE 2 SW OF ZND AVE., CARMEL -BY-THE-SEA, CA 9297

COMMUNITY: CARMEL CCITY)
PLANNING AREA: CARMEL LLP
ZONING: R-|

SUPDIVISION: N/ A

FIRE DISTRICT: CARMEL FIRE

TREE REMOVAL: NONE

ORADING: 2.2 CLIC YD,

WALL COUNT:
CEDEXISTING WALLS, 294" - 6"

CPOVEMOLISHED WALLS: 28" - O"
OCCUPANCY: B-5/ | NEW WALLS 66 -6
5L OPE DEVELOPMENT: NONE TOTAL: 96'- 6" -2 5%

CONSTRUCTION TYPE: VB
SRS ONE SPRINKLERS REQUIRED NO

OWNERSHIP: PARNES, KIMM CTED

AOURESS: P.O. BOX 6222, CARMEL -BY-THE-SEA, CA 9292
PHONE: 210-295-5917

EMALL: KIMM BARNES@ME COM

APPLICABLE COPES: 2022 CRC, CBC, CEC, CMC, CPC, 2022 CAL OREEN, 2022 CFC, 2022 CAENERGY CODE

CENERAL NOTES:

[ VERFY ALL EXISTING DIMENSIONS AND CONPITIONS AT THE SIHE: COMFIRM ANY VARIATIONS OR CONFLICTING OR MISSING PIMENSIONS OR DATA PRIOR 10
COMMENCING WORK. USE WRITTEN PIMENSIONS ONLY; PO NOT SCALE DRAWINGS FOR THE PURPOSE OF DETERMINING A DIMENSION PURING CONSTRUCTION,

2, CONSTRUCTION PETALLS NOT SPECIFICALLY SHOWN ON THE DRAWINGS SHALL BE PULT 7O CONFORM 10 SIMILAR CONSTRUCTION, IN ACCORDANCE WITH THE
PEST COMMON PRACTICE AND / OR MANUFACTURERS SPECIFICATIONS FOR THE INSTALLATION OF THEIR MATERIALS OR ITEMS,

5. ALL CONSTRUCTION CMATERIAL S, WORKMANSHIP & MEATHODS) SHALL COMPLY WITH TITLE 24 AND THE ZO19 CALIFORNIA RESIPENTIAL BULDING COPE

(CBO) ; CALIFORNIA PLUMBING COPE CCPC) , CALIFORNIA MECHANICAL COPE CCMC), CALIFORNIAELECTRICAL COPE CCEC) , CALIFORNIA ENERG-Y COPE,

FIRE COPE, AND CALOREE; AND ALL LOCAL AMENDMENTS AS ADOPTED BY COUNTY ORDUNANCE.

4, THE OWNER-CONTRACTOR SHALL BE SOLELY RESPONSIELE FOR SAFETY ON THE JOB SITE AND MUST APHERE TO ALL FEDERAL, STATE, LOCAL, AND O.5SHA.

SAFETY REGLLATIONS.

2, DEMOLITION: CONFIRM ALL DEMOLITION REQUREMENTS WITH THE OWNER. VERIFY WITH OWNER WITH TEMS, IF ANY, HE/ SHE WISHES TO RETAIN FOR HIS/ HER
USE. ALL OTHER MEMS 1O BECOME PROPERTY OF THE CONTRACTOR AND ARE 1O BE PROPERLY REMOVED FROM THE PREMISES. SEE DEMOLITION PLANS FOR

ADDITIONAL INFORMATION,

6. THE OWNER CONTRACTOR SHALL PE RESPONSIELE FOR ALL BRACING AND SHORING REQUIRED PURING CONSTRUCTION UNTIL ALL CONSTRUCTION 15 COMPLETE,
7. PO NOT STORE CONSTRUCTION MATERIALS OR OPERATE CONSTRUCTION EQUIPMENT IN SUCH A MANNER THAT DESION LIVE LOADS OF THE STRUCTLRES ARE

EXCEEPED. DO NOT STORE CONSTRUCTION MATERIALS ON OVERHANGING FRAMING,

8. [FDLRING THE COURSE OF CONSTRUCTION, CULTURAL , ARCHAEOLOGICAL , HISTORICAL , OR PALEONT-OLOGIAL RESOUCES ARE UNCOVERED AT THE SITE CSLRFACE
OR SUPSLRFACE RESOURCES) WORK SHALL BE HALTED IMMEDIATELY WITHIN 2O METERS (120 FEET) OF THE FIND UNTIL A QUALIFIED PROFESSIONAL
ARCHEOLOGICALCAN EVALUATE 1T, MONTEREY COUNTY - RMA PLANNING AND A QUALIFIED ARCHEOLOGIST CLE. AN ARCHEOL OdIST REGISTERED WITH THE REGISTER OF
PROFESSIONAL ARCHAEOLOGISTS; SHALL BE IMMEDIATELY CONTACTED BY THE RESPONSIPLE INDIVIPUAL PRESENT ON-SITE. WHEN CONTACTED, THE PROJECT
PLANNER AND THE ARCHAEOLOGIST SHALL IMMIEDIATELY VISIT THE SITE TO DETERMINE THE EXTENT OF THE RESOLRCES AND TO DEVELOP PROPER MITIGATION

MEASLRES REQUIRED FOR RECOVERY.

FIRE DEPARTMENT NOTES
FIRE DEPARTMENT: MONTEREY FIRE DEPARTMENT

FIREOI9 - DEFENSIPLE SPACE REQUREMENTS - CSTANDARD)

Remove combustible vegetation from within a minimum of 20 feet of structures,
Limb trees 6 feet up from around, Remove limbs within 1O feet of chimneys,
Additional and/ or alternate Tire protection or firebreaks approved by the fire
authority may be required to provide reasonable fire safety, Environmentally
sensitive areas may require alternative Tire protection, to be determined by
Reviewing Authority and the Director of Planing and Puilding Inspection,

FIREOZ4 - FIRE ALARM SYSTEM - CSINGLE FAMILY DWELLING)

The residence shall be fully protected with an approved hausehold fire warning
system as defined by NFPA Standard

72, Plans and specifications for the hausehold fire warning system shall be
submitted by a Célifornia licensed C-|O contractor and approved prior to
installation, Household fire warning systems installed in lieu of single-station
smoke alarms required by the Uniform Bullding Code shall be reauired to be
placarded as permanent bulding equipment,

FIREOZS - SMOKE ALARMS - CSINGLE FAMILY DWELLING)

Where a househdd fire warning system or combination fire/ burdlar 2larm system
is installed in lieu of sindle-station smoke alarms required by the Uniform

Puilding Code the dlarm panel shall be required to be placarded as permanent
bulding equipment.

FIREQI - APPRESSES FOR BUILDINGS

Al buildings shall be issued an address in accordance with Monterey County
Ordinance No. 1241,

Each occupancy, except accessory bulldings, shall have its own permanently

posted address, When multiple occupancies exist within a single building, each
individual occupancy shall be separately identified by its own address, Letters,
numbers and symbdls for addresses shall be a minimum of 4-inch height, 1/ 2-
inch stroke, contrasting with the backaround color of the sign, and shall be

Arabic. The sign and numbers shell be reflective and made of a noncombustible
material, Address signs shall be placed at each driveway entrance and at each
driveway split. Address sians shall be visible and legible from both directions of
travel along the road. |n dll cases, the address shall be posted at the beginning of
construction and shall be maintained thereafter, Address signs dlong one-way
roads shall be visible from both directions of travel, Where multiple addresses are
required at a sindle driveway, they shall be maunted on a sindle sian. Where a
roadwal provides access solely to a sindle commercial occupancy, the address
sign shall be placed at the nearest road intersection providing access to that site,
Permanent address numbers shall be posted prior to requesting findl clearance,
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WE BELIEVE THAT THIS PROJECT COMPLIES WITH THE SECRETARY OF THE INTERIORS GUIPELINES FOR 'REHAB'

|, APROPERTY SHALL BE USED FOR ITS HISTORIC PURPOSE OR BE PLACED IN ANEW USE THAT REQUIRES
MINIMAL CHANGE TO THE DEFINING CHARACTERISTICS OF THE BULDING AND 115 SITE AND ENVIRONMENT,

2. THE HISTORIC CHARACTER OF A PROPERTY SHALL BE RETAINED AND PRESERVED. THE REMOVAL OF
HISTORIC MATERIALS OR ALTERATION OF FEATURES AND SPACES THAT CHARACTERIZE A PROPERTY SHALL BE
AVOIPED.,

2, EACH PROPERTY SHALL BE RECOONIZED AS APHYSICAL RECORD OF 115 TIME, PLACE, AND USE. CHANGES
THAT CREATE AFALSE SENSE OF HISTORICAL DEVELOPMENT, SUCH AS AUDING CONJECTURAL FEATURES OR
ARCHITECTURAL ELEMENTS FROM OTHER BULYINGS, SHALL NOT BE UNDERTAKEN.

4, MOST PROPERTIES CHANGE OVER TIME; THOSE CHANGES THAT HAVE ACQUIRED HISTORIC SIGNIFICANCE IN
THEIR OWN RIGHT SHALL BE RETAINED AND PRESERVED.

5. DISTINCTIVE FEATURES, FINISHES, AND CONSTRUCTION TECHNIQUES OR EXAMPLES OF CRAFTSMANSHIP
THAT CHARACTERIZE A HISTORIC PROPERTY SHALL BE PRESERVED .

6. VETERIORATED HISTORIC FEATURES SHALL BE REPAIRED RATHER THAN REPLACED. WHERE THE SEVERITY OF
DETERIORATION REQUIRES REPLACEMENT OF A DISTINCTIVE FEATLRE, THE NEW FEATURE SHALL MATCH THE
OLD IN DESION, COLOR, TEXTURE, AND OTHER VISUAL QUALITIES AND, WHERE POSSIBLE, MATERIALS.
REPLACEMENT OF MISSING FEATURES SHALL BE SUBSTANTIATED BY DOCUMENTARY, PHYSICAL, OR PICTORIAL
EVIENCE.

7. CHEMICAL OR PHYSICAL TREATMENTS, SUCH AS SANDBLASTING, THAT CAUSE DAMAGE 10 HISTORIC
MATERIALS SHALL NOT BE USED. THE SURFACE CLEANING OF STRUCTURES, IF APPROFPRIATE, SHALL BE
UNDERTAKEN USING THE GENTLEST MEANS POSSIPLE.,

8. SIGNIFICANT ARCHEOLOGICAL RESOURCES AFFECTED BY A PROJECT SHALL BE PROTECTED AND
PRESERVED . IF SUCH RESOURCES MUST BE DISTURBED, MITIGATION MEASURES SHALL BE UNDERTAKEN,

9. NEW ADDITIONS, EXTERIOR ALTERATIONS, OR RELATED NEW CONSTRUCTION SHALL NOT DESTROY
HISTORIC MATERIALS THAT CHARACTERIZE THE PROPERTY. THE NEW WORK SHALL BE DIFFERENTIATED FROM
THE OLD AND SHALL BE COMPATIBLE WITH THE MASSING, SIZE, SCALE, AND ARCHITECTURAL FEATURES 10
PROTECT THE HISTORIC INTEGRITY OF THE PROPERTY AND IT5 ENVIRONMENT.,

1O, NEW ADDITIONS AND ADJACENT OR RELATED NEW CONSTRUCTION SHALL BE UNPERTAKEN IN SUCH A
MANNER THAT IF REMOVED IN THE FUTLRE, THE ESSENTIAL FORM AND INTEGRITY OF THE HISTORIC PROPERTY
AND 15 ENVIRONMENT WOULD BE UNIMPAIRED.,
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o i WYNKOOP PESION
SE—— COMPANY
e —— APPROXIMATE BUILDING OUTLINE : 3 : Emc \/\/YNKO O P

[=—] CHIMMEY

BLEVATICN APPROXIMATE FLOOR ELEWATION . |

:m :ziZmEPﬁD j Ef’ P s P s P s /'1"’.-’1 E PIOI [ZO><6846 CAE/\/\EI/J CA
. 1. 5 | 831-620-5744

SCALF: 1°=8'

y
E WATER METER E /\/\ AH/ ; ;
/ - eric@wunkoop.aesian
1 I
L ELECTRIC METER Yy > Li P 9
= WEST  100.00 #
—— —— o — -—
o GAS METER o
& SURVEY CONTROL POINT .\ \5\ \\ & ; b
& [ B e
o WOOD FENCE UNG SPRE WM . F-. 77T T T 7T 777777777777
PINK WHISKER 3--.._____,_-_.,__‘__
x—— % ——x—— WIRE FENCE : L A "\ —
1 5 | - :
a——s——a—— CHAN LINK FENCE i ] [/ A 8 L BENCHMARK:
- ' A = L ELEWATIONG FOR THIS SURVEY ARE BASED OM AN ASSUMED DATURM.
- STREET SIGH ot ! - - e &M ELEVATION OF 50.0 HAS BEEN ASSIGMED TO A MAG MAIL & DISC
i - A ‘é —_ SET IM THE PAVEMENT NEAR THE SOUTHEASTERLY BOUNDARY CORMER
o SIGN POST = ry { A ! W~ OF THE SUBJECT PROPERTY AS SHOWMN HERECH.
Do WAL BOX ¥ b, S = / g -
INK s 5 L E
T G‘.“ —_
sl BOLLARD E |:|T|:| d ; L =
= 2T T = .
® PILLAR Y T % —_— A < 2 NOTES:
o s ; ARAIICHA49.5 1 — = 1. BOUNDARY LOCATIONS SHOWMN HERECN WERE DETERMIMED WITH THE
e BLOCK RETAINING WALL P ewd +* :ﬂ,—@ DYDY = 2 BENEFIT CF A FIELD SURVEY SUPPLEMENTED BY RECORD DATA,
— . 000 \ P 2 ¢ /s < - ALL BOUNDARY DATA SHOWN HERECH ARE FROM THE RECORDS.
SnCRootootoboman  ROCK RETAINING WALL v PomCx a
E GeCK. FLANTER 77777777 v 7. EMTITLEMENTS QR ENCUMBRAMCES AFFECTING THIS PROPERTY
P Eeereeeeeee, STAPEER B ACK WAL L :E 7777 ] mAAY ROT MECESSARILY BE SHOWN
A E /] PAVERSTONE DRVERAY
y Eg : g 3 3. DISTAMCES SHOWMN ARE EXPRESSED IN FEET AND DECIMALS THEREDF.
£ /] \ ey e PROJECT BENCHWARK
. Aos A . & £ WAG MAL & DNSC 4, CONTOUR INTERVAL = GNE FOOT,
L & S & EAST_100.00 . =m0
Ca— — . o o o = - o 5. TREE TYPES [IF AMY) ARE INDICATED WHERE KNOWN, DIAMETERS OF TREES ARE
y e SHOWM IM INCHES AND ARE APPROKIMATE OMLY, TO BE VERIFIED BY AN
A APPROVED ARBORIST PROVIDED BY OTHERS, PER AGREEMEMT WITH THE SURVEYOR.
o TREES SMALLER THARN &" IN DIAMETER MAY NOT BE NECESSARILY SHOWH.
5 DIRECTION OF GROWTH AND DRIP LIME SHAPE TO BE VERIFIED BY OTHERS.
A
Attachment 4 : A | é. POSITION ARD DIMENSIOMS (IF ANY) OF BUILDIMGS AND OTHER STRUCTURES
K | ARE SHOWH HEREOHN APPROXIMATE OHLY DUE TO MEASLUREMEMT LIMTATIONS,
K IRREGULAR SHAPE OF BRICK FACING, POP-OUTS, BULL MOSE CORMERS, ETC, )
y SQOUARE FOOTAGE OF BUILDIMNGS (IF ANY) 15 SHOWN APPROXIMATE OMLY, !
K y AMD SUBJECT TO REVISION AT ANY TIME. !
7. NOT ALL UTILITY BOXES AMDYOR UTILITY STRUCTURES ARE SHOWMN
INCLUDING BUT MOT LIMITED TO HOSE BIBS AND IRRIGATION W ALVES. NN
| 7 I OMLY THE VISIBLE LITILITY BOXES ANDSOR UTILTY STRUCTURES THAT WERE
| I CONSIDERED TO CONVEY THE GENERAL UTILITY COMDITIONS ARE SHOWN, -
-
B. THIS MAP CORRECTLY REPRESEMTS A SURVEY PREPARED BY ME AND/OR I? |- §| & NE R
HIGH DEMSITY POLY ETHYLEME UNDER MY DIRECTION, FROM FIELD DATA COLLECTED IMN NOWVEMBER OF 2022,

PORTLAND CEMENT CONCRETE

PAVER STONE

POLY VYL CHLORDE ! TOPOGRAPHIC SITE SURVEY

REINFORCED CONCRETE PIPE

a § 3 2 & §

TRASH EMCLOSURE

(@]
LOT 5 in BLOCK 25

a5 shown on

VOLUME 1 OF CITIES & TOWNS AT PAGE 52

e o e EDGE OF FOLAGE

oIl L TREE WITH SIZE AND TYPE

A ACACIA Records of Monterey County

¢ CYPRESS PREPARED FOR

X o Kimm Barnes

r PINE By

' REDWOOD O SURVEYORS

T TREE wrveys ¢ Topogrophic and Planimefric Mapping

s& Management - Land Flanning and Consulting
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EXISTING SITE COVERAGE

IMPERMIABLE

PERMIABLE

TOTAL:

EXISTING FIRE PIT: 29 5Q/ F 1 PAVERSTONE DRIVEWAY, 480 5Q/ FT, IMPERMIABLE 40 5Q/ FT,
EXISTING PAVERS OVER PAVERSTONE PATIO: 219 50/ F1, PERMIABLE: ,.070 50/ FT,
CONCRETE STARS: © 50/ FT,
EXISTING WOOPEN DECKS: 299 50/ FT, TOTAL SIE COVERAGE: | 11O 5Q/ FT.
@ EXISTING WOOVEN STARS: 20 5Q/ FT,
L 100'- 0"
W \T \T
PROPERTY LINE _ _
LEGAL SETBACKS A/g);//sm - PLANTS & SHRUBS
~ N N s C\/MEL St
o OVE%E g/E W,
y 46'-9 , yCODE
EXISTING TREES 22'-9"
(DEEMED NON-SIGNIFICANT 0
PER FORESTRY SLRVEY) EXISTING WOODEN DECK N ot
(DEMO) S zs o
EXISTING FIRE PIT 220 5Q/ F. R =8 <
(DEMO) A z2
) 55 50/ F, N 2o S
W 3£ Attachment 4 EXISTING MAIN RESIDENCE AN N TR
= < CHISTORIC STATE REGISTERED) - S
< R A OF PAVERSTONE PATIO K3
5 < 2 P LU
S N WOODCHIPS PLANTER : VEMO Q
X . = (DEMO) 7005t P 15-0 S
A A
EXISTING WOOVEN 4\
STARS (VEMO)
10 5Q/ F1. EACH EXISTING CARMEL
W
PLANTER
AREA OF AREA OF
p E | |N WOO EN E K B =— EXISTING PAVERS _
EXISTING CARMEL STONE WALL CDEMO) X(?EN\GO o 95 O/ID‘T.C %EE oL ANTER OVER nggﬁ/ﬁﬁ STARS oL ANTER E/EK/EERV\/ %OUNEEMO
DRIVEWAY CUEMO & EEPLI ACED 1O 5Q/ FT.
EXISTING WOODEN DECK oL ANIER VMO
15 50/ F1. 3 05Q/FT. = EXISTING PERMIABLE 5 .
ESTING PAVERSTONE DRVEWAY CPARAL DEMO) S — > <
LEGAL NON 480 50/ 1. / S8 ; <2
CONFORMING EXISTING LEGAL NON CONFORMING GARAGE = ST o Ol ¥ S=
Aty CHISTORIC STATE REGISTERED) SV DRIVEWAY DEMO é =X
87 5Q/ P, 25% 5Q/ F1 R 4720/ ¥ s = 23
LEGAL SETBACKS X R
;
PROPERTY LINE

1) EXISTING SITE PLAN

N

40"

SANTA FE AVENLE
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PROPOSED SITE COVERAGE

IMPERMIABLE : PERMIABLE: TOTAL: CALCULATIONS:

9 5Q/ FT. IMPERMIABLE STARS  PAVERSTONE DRIVEWAY: 315 50/ FT. IMPERMIABLE: 9 5Q/ F1. MAXIMUM IMPERMIABLE I
ALLOWED BY COUE: %96 5Q/ FT
DOCR LANDING 9 50/ F1. PERMIABLE: 547 50/ F1.
PONLS IMPERMIABLE: 160 50/ FI WYNKOOP DESION
PROPOSED TIMBERTECH DECK: 182 5Q/ FT. TOTAL SHE COVERAGE: 556 5Q/ F1, COMPANY
TOTAL IMPERMIABLE FRIC WYNKOOP
EXISTING WOODEN DECK: 19 50/ FT (PROPOSED LANDSCAPING HAS MORE— ALLOWED 556 50/ F1
a THEN 50% PERMIABLE, THEREFORE PO, BOX 2846 CARMEL, CA
\ PROPOSED TIMBERTECH STARS: 25 5Q/ FT. [ae|  BONUS 15 APPLIED) 821-620-5744

EMALL: eric@wunkoop desian

100'- 0"

A\ \T W
PROPERTY LINE
& &
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n o E)(
LEGAL 5Eﬂ§ ACKS Mo /5 QC/K; PLANTS & SHRUBS
- BN S /N5/7E Mer S
/ 24'- 10 , Oy, "ONe W,
7 7 7 BJ’CSM
E
———— EXISTING TREES
(DEEMED NON-SIGNIFICANT
PER FORESTRY SLRVEY) , NI s
PROPOSED AVDITION O HISTORIC 7 < =7
( STATE REGISTERED) MAIN RESIDENCE EXISTING PERMIABLE = a8 -
5% 50/ FT. PAVERSTONE PATIO R 28 g
EUITED BACK FOR 22 X
AttaGpment 4 HISTORIC CSTATE REGISTERED) POOR LANDING ONLY R 2o &
“ 2 EXISTING MAIN RESIVENCE 550/ F1 S QE 9
= b 660 5Q/ T, N Y SR -
= S T - 5 DRAWN BY:
I\ (U ! AR\ = RS
™ DD
X 2 ° Dol 22 = ADAM MORRISON
S S - < WOODCHIPS Qs : &
: : o Tt o | DESIONER
ROHT OF WaY S - N
15'-0" 15'-0" PER <
A A A A~ psp22-59) \%
PROPOSED TIMBERTECH DECK N
185 5Q/ FT,
THIS POOR SERVES
WOODCHPS AS FRONT POOR IN
<«—— PROPOSED TIMBERTECH ] PROPOSED REMODELED DESIGN PLANTER
STAIRS A-5C | nvperrEcH .
1% 5Q/ BT STAIRS - N
2 10 5Q/ Ff . PROPOSED IMPERMIABLE oL ANTER
—_— - PAVER STARS OVER CONCRETE
Hﬁ PLANTER 950/ Fr
EXISTING DECK \
15 50/ T, PLANTER EXISTING PAVERS ADJUSTED HERE FOR NEW STARS = "
, > ~ 45'- 4 , 3
HISTORIC ( STATE REGISTERED) / 85 5 T y =z
EXISTING LEGAL NON = = S
CONFORMING GARAGE EXISTING PERMIABLE PAVERSTONE DRIVEWAY = | WoovcHps ———— S=
REVUCED 10 31% 5Q/ FT. WITH CLUTOUT FOR WOODCHPS S _— & “ =Yy
25% 5Q/ FI = N o Sx
A =Y
LEGAL SETBACKS = : S S SANTA FE RESIVENCE
© N
N
PROPERTY LINE
\T A\

THIS PROJECT REQUESTS AN EXEMPTION FROM THE STANDARD COMBINATION SETBACK PROPOﬁE p 5|TE PLAN
PLUE 10 THE FACT THAT THE HISTORIC GARAGE 5115 ON THE PROPERTY LINE & 15 STRUCTLRALLY
ATTACHED 10 115 OTHER HALF ON THE SOUTHERN NEIGHZORS PROPERTY,

2

A-5B
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@ GRADING & DRAINAGE

ﬁl,OII X 5I,OII X 5I,OII
ORAVEL DRAINGE PIT

Attachment 4

&
'y
$
=
&
N
&
N
W
&
Ny
&
&
*
N
=<

NEW GUTTER

2.2 CBIC YD,

NEW GUTTER

NEW GUTTER

I"' SPACE PETWEEN
DECK & CONVERTED OARAGE

= AREA OF PROPOSED ORADVING
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LEGEND.

1 PROPOSED MAIN FLOOR

Attachment 4

= PROPOSED ADDITION

NEW 6" POST

BOX BAY
WINDOW UNIT |——

/\
=
1
N —
—————

PROPOSED TIMBERTECH
STARS |12 5Q/ BT,

11'-10"

N

ART STUDIO

FF = 47.7'

17'-10 1/2"

l_11ll

PROPOSED ADDITION
22% 5Q/ FT.

12| _n"

FF = 49.5'

SEAT @ 12" OFF FLOOR

=—— PROPOSED BEAMS (DASHED LINED

NEC\/ 41 post CABINET

/oy

NEW 12" POST

FRIDGE

KITCHEN ISLAND

DOORS FULLY RETRACT INTO WALLS

6 1/2"
11|_ A\l

FOLDING VOORS ACCORDION 10 RIGHT SIVE ——1|

PROPOSED TIMBERTECH DECK
190 5Q/ F1.

V

EXISTING POOR CONVERTED
10 OPERABLE WINDOW

- GAP - DECKNOT

- %Z ATTACHED 10 BULYING
1

o

! PN —= /L
N
~3'-31/2"
/

RANGE

KITCHEN

BUMP OUT FOR DISHWASHER
(BELOW COUNTERD

M 5-11"
#

6'-8" 3-1" TV 8 -5
SINKS
DATH PROPOSED MASTER
BATHROOM
HALL (
NEW PLUMBING WALL
A
PROPOSED MASTER BEDROOM
%‘ PROPOSED IMPERMIABLE

PAVER STARS OVER CONCRETE

950/ F1

15'- 10"

PROPOSED TIMBERTECH
STARS 10 5Q/ FT.

L LANDRY SINK

WINDOW & DOCOR SCHEDLLE:

CALL WINDOWS AND POORS 10 BE DUAL
OLAZED LOW-E)

) 7 -O"HXI12'-6" W MARVIN CLAD LLTIMATE
STACKED POCKET SLIDING GLASS DOCR UNIT,
TEMPERED OLASS

20 7'-O"HX6-O" WMARVIN CLAD LLTIMATE
FOLDING ACCORDION Gl ASS DOCOR UNIT,
TEMPERED GLASS

A) 2'-6"HX 2 -O" W MARVIN CLAD LLTIMATE
FIXED WINDOW e 2'-O'" OFF FLOCOR

P 4 -O"HX4'-6" WMARVIN CLAD ULTIMATE
LIPING WINPOW e 2'-O' OFF FLOCK,

TEMPERED OLASS

C.) 2" -O"HX2Z'-O" WPOUPLE HING SOLID WOOP
"RAME TO MATCH HISTORIC NATURE, TEMPERED ALASS
D)2 -O"HX2'-0O" WVELUX SOLAR POWERED
"RESH AR DECK MOUNTED SKYLIGHT, TEMPERED GLASS

1/4" = 1'-0"
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Attachment 4
RIDGE @ 6% 45"
o
(E) BOARD & BATTEN e OFF SEALEVEL
HISTORIC GARAGE
ORIGINAL WOOD WINDOWS
@ HISTORIC RESOURCE TO REMAN
(E) CLAS5 A ASPHALT SHINGLE ROOFING
N = N

5 =

s 8

S o

S

N7 -

™
— = - =
. \ s
S = UNIQUE HISTORICAL WAOD SHINGLE SIPING i~
< - = TO REMAIN ON HISTORIC RESOURCE . g
\:(_A : %\ o | =
s =

FF = 495
0 N N
FF = 477 N GRND e48.8" RO e 489"
GRND 47,7

2 5 10 1/4" SCALE

NO CHANGES TO HISTORIC RESOURCE VISIPLE FROM THE STREET

PROPOSED EASTERN/ STREET
ELEVATION

Vs =120

LEGEND.

RIDGE @
6545
OFF SEA
LEVEL
. | | o
LI |
I NONMHISTORIC
il SLIE’E‘ES s
| | |
AR
L= EXISTING WOPEN PECK AND BAILIN
[LEPEEERREEEREE LT
— =t —ea a _.‘._ gy _.'_..I

= PROPOSED ADDITION

PROPOSED ROOFS HAVE A DIFFERENTIATED 5LOPE EXSTING Ry 2
UCKED UNDER' EXISTING ROOF
AND ARE SUBORDINATE
0 THE HISTORIC RESORCE. ———_ RWGE e 61" - O

rZ A

© 65.45' OFF SEA LEVEL

PROPOSED: PAINTED 10 MATCH (E) COLOR
1-8" NATLRAL CEDAR BOARD AND BATTEN SIPING

13'-6"

/
20'-6 1/2" /

OFFERENTATED ROOF 5.0FES “\ MANTAIN EXISTING
: ¢ HSTORICAL SIONG HERE 0" - 4" pipg @ 59 75 i
2 |
3
N ° 1-8" (.é
N « N tesms., 7~ A\3 PLATE @ 56' 01/ 2"
\T \T e ' \T °
X
N
To o | NS
é ry) = b b " N X ~ g
= - =
YTIRS N 5S Sg S s 2R
<l (S & 2 =5 e
T s 2 ST P
Q. AN \ N RN N
\ Ol - 4"\ Ol _iﬂ % \
N N i
? 1 L} - 8" 1 L} - 8" . 1 L} - 8" - Oi
N 7 7 7 27 g 7 7 ~ ™
) NO CRAWLSPACE OVER THS HEIGHT = = %
NN J “’\ A R\ 46.0'
T RND 45 5 ND 45,05 /
RPA207 N G s GROUND LEVEL HHER @ THIS PART OF ADDITION

7-01/2"

2 2 IO 1/4" 5CALE

PROPOSED WESTERN/ BACKYARD

2 ELEVATION

/

MAINTAIN EXISTING
HISTORICAL BOARD & BATTEN
SIPING ON GARAGE

MAINTAN EXISTING
HISTORICAL SIVING HERE

K HSTORIC GARAGE

NO PROPOSED

CHANGES ﬂ
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Attachment 4

1!_6" 22|-0"

RIDGE @ 6245

HISTORIC RESOURCE NO CHANGES

V4
RDGE e 61" - O"

LEGEND 7

PROPOSED SIMILAR CLASS A ASPHALT SHINGLE ROOF

)
N\

% % % % %
_ o
- IO \OPOgED ADOH/’ON PLATE @ 56.8' PLATE @ 57"
S N\ X
1'-8" 1'-8"
A
PROPOSED: PAINTED 10 MATCH CE) COLOR o 4
NATURAL CEDAR BOARD AND BATTEN SIDING A
e

< . ™ o ©

CHISTORIC OARACE s 5 e s
- o) r_qn r_qn

REMOVED FROM VIEW £ = b 405 S

[N N !
FOR VISUAL CLARITY) B TIMBERTECH DECKING

PROPOSED ALUMINUM CLAD
WOODEN DOORS & WINDOWS N SIMILAR
~— STYLE & COLOR T0 MATCH HISTORIC ORIGINALS
A\
GRND 44.8" 20"
CEDAR STAIR FRAME WITH TIMBERTECK STEPS 7%4
i CEDAR STAR RALS 50"
- 7
M= == == 100"
— 1 —— T — I — ] —

10'-01/2"

PLATE Hﬁ7

I/ 4" sCALE

|

PROPOSED SOUTHERN ELEVATION

N

2.7

PLATE 57.7%'

RIVGE @ 62.45"

PLATE 57.7%'

]

ARGUMENTS FOR DIFFERENTIATION & SECRETARY OF INTERIOR COMPLIANCY:
|, PROPOSED AVDIMION 15 SUBORDINATE IN SIZE AND HEIGHT 1O THE EXISTING HISTORIC RESOURCE ‘ ‘
2. PROPOSED ADPITION USES SIMLIAR BUT MOPERN MATERIALITY CWINDOWS) / PECKING
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Attachment 5

SECRETARY OF THE INTERIOR’S STANDARDS FOR THE TREATMENT OF HISTORIC PROPERTIES
Standards for Rehabilitation

1. A property will be used as it was historically or be given a new use that requires minimal
change to its distinctive materials, features, spaces and spatial relationships.

2. The historic character of a property will be retained and preserved. The removal of
distinctive materials or alteration of features, spaces and spatial relationships that
characterize a property will be avoided.

3. Each property will be recognized as a physical record of its time, place and use. Changes
that create a false sense of historical development, such as adding conjectural features or
elements from other historic properties, will not be undertaken.

4. Changes to a property that have acquired historic significance in their own right will be
retained and preserved.

5. Distinctive materials, features, finishes, and construction techniques or examples of
craftsmanship that characterize a property will be preserved.

6. Deteriorated historic features will be repaired rather than replaced. Where the severity of
deterioration requires replacement of a distinctive feature, the new feature will match the
old in design, color, texture and, where possible, materials. Replacement of missing features
will be substantiated by documentary and physical evidence.

7. Chemical or physical treatments, if appropriate, will be undertaken using the gentlest
means possible. Treatments that cause damage to historic materials will not be used.

8. Archeological resources will be protected and preserved in place. If such resources must be
disturbed, mitigation measures will be undertaken.

9. New additions, exterior alterations, or related new construction will not destroy historic
materials, features, and spatial relationships that characterize the property. The new work
will be differentiated from the old and will be compatible with the historic materials,
features, size, scale and proportion, and massing to protect the integrity of the property
and its environment.

10. New additions and adjacent or related new construction will be undertaken in such a
manner that, if removed in the future, the essential form and integrity of the historic
property and its environment would be unimpaired.

Source: U.S. Department of the Interior, National Park Service, Technical Preservation Services,
Washington, D.C., 2017.
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